
Union County, NC

Land Use Board

Meeting Agenda

Board Room, First Floor6:00 PMTuesday, September 16, 2025

Call to Order

Pledge of Allegiance and Moment of Reflection

Establish Voting Members

Additions and/or Deletions to the Agenda

Approval of the Agenda

Approval of the Minutes

July 15, 2025 Minutes25-583

2025.07.15 LUB MinutesAttachments:

Agenda Item(s)

Charlotte Aeromodelers Special Use Permit 2025-SUP-0125-552

DETERMINATION OF CONFLICTS
INFORMATION CONTACT:   
Jim King, Senior Planner / Zoning Administrator, (704) 283-3605
ACTION REQUESTED:

Hold a Public Hearing to consider a Special Use Permit for Entertainment 

and Spectator Sports, Outdoor Major

BACKGROUND:

The Applicant, Charlotte Aeromodelers, is requesting a Special Use 

Permit to construct and operate an RC plane airfield on six leased acres 

on a 264.62-acre parcel located at 9509 Morgan Mill Rd. The intended 

use is for an airfield for the members of the Charlotte Aermodelers to fly 

RC planes and to have occasional air shows that will be open to the 

public and other RC clubs. Since there will be spectators present at these 
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Land Use Board Meeting Agenda September 16, 2025

air shows the use is classified as Entertainment and Spectator Sports, 

Outdoor Major and requires a special use permit in RA-40

FINANCIAL IMPACT:  

N/A

2025-SUP-01 Complete Application

2025-SUP-01 SITE PLAN

Building Elevations for 2025-SUP-01

Impact Study for 2025-SUP-01

2025-SUP-01 Staff Analysis

Attachments:

Rezoning Petition 2025-CZ-007 Rodriguez25-565

DETERMINATION OF CONFLICTS
INFORMATION CONTACT:   
Bjorn E. Hansen, Senior Planner- Long Range Planning, 704-283-3690
ACTION REQUESTED:

Recommend approval or denial of proposed rezoning to the Board of 

Commissioners

BACKGROUND:

This case is requesting to rezone one parcel totaling two acres appearing 

on the tax map as tax parcel 09-128-014R located on Pageland Highway 

from RA-40 to Light Industrial (LI) with Conditions. The rezoning request 

is to allow the applicant to build a telecommunications equipment storage 

and office building. 

A community meeting was held on August 26, 2025. One resident 

attended the meeting. They asked about driveway access to the site and 

impact on property values. No changes were made as a result of the 

community meeting.  

FINANCIAL IMPACT:  

None

Application for Conditional Rezoning

2025-CZ-007 Rodriguez Letter of Intent

2025-CZ-007 Rodriguez site plan 7-21-25

CZ-2025-007 Rodriguez staff report LUB

Attachments:

Rezoning Petition 2025-CZ-008 Union Power25-564

DETERMINATION OF CONFLICTS
INFORMATION CONTACT:   
Bjorn E. Hansen, Senior Planner- Long Range Planning, 704-283-3690
ACTION REQUESTED:
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Land Use Board Meeting Agenda September 16, 2025

Recommend approval or denial of proposed rezoning to the Board of 

Commissioners

BACKGROUND:

This case is requesting to rezone one parcel totaling 161.1 acres 

appearing on the tax map as tax parcel 02-202-008 along Mills Harris 

Road from RA-200 CZ to RA-200 CZ with Amended Conditions. The 

rezoning request is to allow Union Power to construct a transformer 

substation on the eastern portion of the site. 

A community meeting was held on August 27, 2025. A total of four 

residents attended the meeting. Residents asked about gate access to 

the site and site flexibility for other uses, such as a landfill. No changes 

were made as a result of the community meeting.  

FINANCIAL IMPACT:  

None

2025 0627 Signed application

2025-CZ-008 Union Power Application

2025-CZ-008 Union Power Letter of Intent

2025-CZ-008 Unon Power Substation Conceptual over Aerial

Special Use - Findings of Fact - Union Power 7-11-25

Impact Study 2025-CZ-008 Union Power

CZ-2025-008 Union Power staff report LUB

Attachments:

Planning Staff Report

Brief Comments

Adjournment
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Planning Department 
500 North Main Street Suite 70 

Monroe, NC 28112 

T 704.283.3565 

unioncountync.gov 
 

The Union County Land Use Board met in regular session on July 15, 2025, at 6:00 p.m. in the Union County 

Government Center, 1st Floor Board Room, 500 N. Main Street. 

 

Present:  Chairman Darren Greene, Vice Chair Rick Davis, Derrick Austin, Larry Britt, Doug McClew, Mark 
Tilley and Charles Walkup, Jr.   
 
Also Present:  Planning Director Lee Jenson, Senior Planner Bjorn Hansen and Land Use Board Clerk Amy 
Griffin. 
 
Call to Order:  Planning Director Lee Jenson called the meeting to order.   

 
(a) Pledge of Allegiance and Moment of Reflection:  The Pledge of Allegiance was said and Darren 

Greene gave the prayer.    
 
Election of Chair and Vice Chair:  Mark Tilley nominated Darren Greene to be Chairman with a second from  

Doug McClew.  There was a unanimous vote of 7-0.  Mark Tilley made a motion for Rick Davis to be the Vice 

Chairman and Doug McClew seconded.    There was a unanimous vote of 7-0.     

Oath of Office:  Regular Members Doug McClew and Charles Walkup, Jr. (both reappointed) took the oath 
of office.    
 
Establish Voting Members:  Chairman Greene noted there was a quorum with all seven members in 
attendance.   
 
Additions and/or Deletions to the Agenda:  Larry Britt made a motion to approve it and Doug McClew 
seconded it.  It was approved 7-0.          
 
Approval of the Minutes:   

June 17, 2025 minutes – Larry Britt made a motion to accept the June 17th minutes once a missing word 

was added in the section titled Close. Second: Mark Tilley.  Vote: Unanimously approved.   
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 Property Information  

 

Public Hearing: 

 
Planning Staff Report - Rezoning Case # CZ-2025-004 
Staff Contact: Bjorn Hansen, Senior Planner 
 
 
   Summary of Request  
 
This case is requesting a revision of the Union County Zoning Map by rezoning one parcel totaling 48.592 
acres appearing on the tax map as tax parcel 09-417-001M located on Old Waxhaw Monroe Road from RA-
40 to R-10 with Conditions in order to develop a 91-home single-family residential development. The 
rezoning will include the following conditions:  
 

1. Limited to site plan dated July 8, 2025 
2. Uses limited to 91 single-family homes 
3. Five-year vesting of development rights 
4. Development will meet all requirements of the Union County Unified Development Ordinance on 

the date of approval 
 
   
   Owner/Applicant 
 
Owner: B&C Land Farming, LLC 
  2627 Brekonridge Centre Drive 
  Monroe, NC 28110 
 
Applicant: TMTLA Associates  
  5011 Southpark Drive, Suite 200 
  Durham, NC 27713 
 
 

 

Location: Between NC 75 and Old Waxhaw Monroe Road. Location more specifically described as tax parcel 
09-417-001M. 
 
Municipal Proximity: The site is immediately east of the town of Mineral Springs.   

Existing Land Use and Development Status: The parcel is currently zoned RA-40. The site is cleared and 
used for agriculture.   
 
Environmental Features: There are no streams or floodplains on site. The applicant has identified two 
wetlands, which are located inside open space for the development. The site is cleared for agriculture. 
 
Utilities: Public water and sewer are available to the site.  
 
Zoning and Land Use History: The parcel site has been zoned RA-40 since zoning was initiated.  This parcel 
is part of the original 2003 Stonebridge development, which received approval as a “Smart Growth” 
development. This portion of the site was approved for 67 lots of approximately 17,000 SF each. The 
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commercial and industrial zoned properties at Rocky River and NC 75 occurred starting in the 1970s. There 
have been no special use permits immediately adjacent to the property, although several have been 
approved at properties adjacent to the same intersection.    
 
Schools: Based on the provided information, the subdivision is currently assigned to the following schools: 
 

 
Utilizing information collected and analyzed on the demography report prepared for Union 
County Public Schools, the organization is currently tracking 3,334 vacant designed land (VDL) 
units within the assigned cluster. This number of VDL units potentially generates 667 students 
within the cluster. 
 
Additional residential construction contributes to high enrollments, which in turn exacerbate 
problems such as: 
 
- Additional mobile classrooms 
- Inadequate capacity for food service and restroom facilities 
- Rationing of access to the Media Center 
- Insufficient parking and queuing space for parents to safely deliver or pick up their children 
- Inadequate planning/meeting space for additional staff. 
 
Transportation: This site will have access from NC 75 and Old Waxhaw Monroe Road. Access on NC 75 
would be right in right out, while the access from Old Waxhaw Monroe Road would be full movement. A 
deceleration lane may be required for the access from NC 75. The eastern driveway on Old Waxhaw 
Monroe would line up with Stone Marker Drive in the Stonebridge development. NC 75 carries 
approximately 7,500 vehicles per day, while Old Waxhaw Monroe carries approximately 550 vehicles per 
day. There are no funded road improvement projects in the immediate vicinity of the rezoning. A traffic 
Impact Analysis was not required for this rezoning. The proposed use would generate approximately 900 
trips per day. The connection from NC 75 to Stone Marker is helpful to distribute traffic away from Potter 
Road south of NC 75 in downtown Mineral Springs.  
 
   
   Planning Documents 
 
Union County Comprehensive Plan: The Union County 2050 Comprehensive Plan identifies this area as an 
Employment Corridor overlaid upon Rural Residential. NC 75 serves as the boundary between Single Family 
Residential (two units per acre) and Rural Residential (one unit per acre). The Single Family Residential 
district is intended for areas with utilities and access to major roads. The Rural Residential district is 
intended for areas without utilities or near major roads further from developed areas.    
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Staff Comments and Recommendation 

    Public and Municipal Comments 
 
Public Comments: A community meeting was held July 8, 2025. Seven residents attended and asked 
questions about buffering, road connections, home prices, and schedule. No changes were made to the site 
plan as a result of this meeting.  
 
Municipal Comments: Mineral Springs was consulted for feedback. They oppose R-10 zoning on their 
border.  
 
 
 
 
This part of Union County is identified for employment uses as an overlay over rural residential and 
agricultural land uses. The rezoning proposes single-family residential at approximately two units per acre. 
The area is immediately south of the Single-Family Residential district in the land use map. The proposed 
site has access to NC 75, utilities, and provides additional road connections to the Stone Bridge 
development immediately south of the site. The proposed site plan meets the requirements of the Unified 
Development Ordinance and provides greater than the required 30 percent open space, consistent with the 
requirements in the Rural Residential portions of the land use map. Finally, the schools serving this 
development have capacity. Because of these aspects of the development, staff recommend approval of 
this rezoning application.   
 
Key Details: 

 Site currently cleared farmland, with no significant environmental features. 
 The project area was previously part of the Stonebridge master plan and is entitled for 67 homes 

under Smart Growth. 
 Access to public water/sewer available; no lift station required. 
 36% open space provided, includes preservation of wetland areas. 
 Community meeting held July 8, 2025; no plan changes resulted. 
 Mineral Springs municipality opposed the request due to proximity and density. 

 
Public Comments: 

 One resident, Hunter Blythe, expressed concern about loss of wildlife, road conditions, and small 
lot sizes. 

 Board members expressed concerns about traffic cut-through, lack of recreation space, school 
capacity impacts, and overdevelopment. 
 

Applicant Presentation – Pam Porter (TLA Associates): 

 Confirmed all homes will be single-family detached with minimum 10,000 square feet lots. 
 No townhomes will be introduced. 
 Buffering, reforestation, and wetland preservation were emphasized. 

 
Board Discussion: 

 Concerns about additional traffic, school impact, density, and long-term rural land preservation. 
 Recognition that 67 homes can already be built under vested rights without a rezoning. 
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Board Action:  
Motion: Recommend denial of rezoning CZ-2025-004 by Larry Britt, Second: Charles Walkup, Jr. 
Vote: Unanimously approved, 7-0 
Outcome: Denial Recommended 
 
Planning Staff Report – Rural Land Use Plan Draft Strategy Update 
Staff Contact: Bjorn Hansen, Senior Planner 
 
   Summary of Request  
 
Bjorn Hansen introduced Alan Baucom, Chairman of the Rural Land Use Plan Steering Committee, who 
provided the following updates: 
 
Summary: 

 Public survey results reviewed; strong support for: 
- Agricultural easement purchase program 
- Contiguous open space in subdivisions 
- Removal of bypass projects 
- Limiting subdivisions in some zoning districts 
- Protecting forests, wetlands, and streams 

 Discussion on using rollback tax revenue for conservation easement purchases. 
 Soil & Water has received more applicants than funds can cover. 
 Bond referendum or sales tax referendum may be needed for long-term funding. 
 General board support expressed for preservation strategies but with caution regarding tax 

implications for low-income residents. 
 
Key Discussion Points: 

 Balance between development and rural preservation. 
 Historical land-use decisions and future planning. 
 Concern about funding mechanism (sales tax vs property tax). 
 Importance of crafting a strong public campaign to educate and gain support for future referenda. 

 
 
Planning Staff Report: Lee Jenson informed the Board that the rezoning from last month had been 
approved by BOCC.  This was the case where a light industrial property was rezoned to residential so the 
family could purchase it for a home.     
 
Brief Comments: There were no comments from the Board.   

Close: With no further discussions, Doug McClew made a motion to adjourn, seconded by Charles Walkup, 

Jr.  It passed unanimously.  The meeting adjourned at 7:55 pm. 
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Union County, NC

Staff Report

Union County Government
Center

500 North Main Street
Monroe, North Carolina
www.unioncountync.gov

File #: 25-552 Agenda Date: 9/16/2025

TITLE:..title

Charlotte Aeromodelers Special Use Permit 2025-SUP-01

DETERMINATION OF CONFLICTS

INFORMATION CONTACT:

Jim King, Senior Planner / Zoning Administrator, (704) 283-3605

ACTION REQUESTED:

Hold a Public Hearing to consider a Special Use Permit for Entertainment and Spectator Sports,

Outdoor Major

BACKGROUND:

The Applicant, Charlotte Aeromodelers, is requesting a Special Use Permit to construct and operate

an RC plane airfield on six leased acres on a 264.62-acre parcel located at 9509 Morgan Mill Rd.

The intended use is for an airfield for the members of the Charlotte Aermodelers to fly RC planes and

to have occasional air shows that will be open to the public and other RC clubs. Since there will be

spectators present at these air shows the use is classified as Entertainment and Spectator Sports,

Outdoor Major and requires a special use permit in RA-40

FINANCIAL IMPACT:

N/A

Union County, NC Printed on 9/5/2025Page 1 of 1
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Union County Board of Adjustment 
Staff Analysis 
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Planning Department 
500 North Main Street Suite 70 

Monroe, NC 28112 
T 704.283.3565 
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Special Use Permit Petition No. 2025-SUP-01 
 
PROJECT SUMMARY 
 
Location: 

 
9509 Morgan Mill rd. 

  
Parcel Numbers: 01-222-002 
  
Current Zoning RA-40 (Residential / Agriculture) 
  
Existing Use: Farm 
  
Proposed Use: +/-  six acres leased for RC plane airfield 
  
Owner (s) Allan Baucom 
  
Applicant / Agent: Charlotte Aeromodelers / Scott Grant, president 
  
Applicant Address: 7105 Fairway Vista Dr. 

Charlotte, NC 28226 
  
Meeting Date: September 16, 2025 

 
SUMMARY OF REQUEST 

 
The Applicant, Charlotte Aeromodelers is requesting a Special Use Permit to construct and 
operate an RC plane airfield on six leased acres on a 264.62 acre parcel located at 9509 Morgan 
Mill Rd., more specifically identified by Union County as parcel number 01-222-002. The 
intended use is for an airfield for the members of the Charlotte Aermodelers to fly RC planes and 
to have occasional air shows that will be open to the public and other RC clubs. Since there will 
be spectators present at these air shows the use is classified as Entertainment and Spectator 
Sports, Outdoor Major. The Union County Development Ordinance requires the issuance of a 
Special Use Permit for Entertainment and Spectator Sports, Outdoor Major that are located in the 
RA-40 zoning district. The applicant has shown that they meet the minimum 500 ft. buffer 
requirements as outlined in Section 30.080-B of the Union County Development Ordinance. Rob 
Morrison, a certified appraiser with Morrison Appraisals, Inc. conducted an impact study for the 
proposed use. In the conclusion of the Impact Study the appraiser states, “The subject property 
will be used as a model aeroplane field. After examining other aeroplane fields, it appears that 
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the sales in other areas is not affected by the location of the fields. After considering other 
locations it is the appraiser’s opinion that the proposed use will not substantially injure the value 
of the abutting or adjoining property.”  
                                                                                                                                                 
EXISTING ZONING OF ADJACENT PROPERTIES 
 
North: RA-40 (Residential / Agriculture) 
East: RA-40 (Residential / Agriculture) 
South: RA-40 (Residential / Agriculture) 
West: RA-40 (Residential / Agriculture) 

 
EXISTING LAND USE OF ADJACENT PROPERTIES 
 
North: Farmland / Single Family Residential 
East: Farmland 
South: Farmland 
West: Farmland / Wooded 

 
ISSUES / CONCERNS 

 
Staff has no issues or concerns with the proposed use.  
 
STAFF RECOMMENDED CONDITIONS 

 
1. Must comply with all local, state and federal regulations. 
2. Must comply with the Union County Development Ordinance and North Carolina 

Building Code. 
3. Must fully comply with the site-specific plan. 
4. Must provide a 500 ft. buffer along all exterior property lines. 
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Union County, NC

Staff Report

Union County Government
Center

500 North Main Street
Monroe, North Carolina
www.unioncountync.gov

File #: 25-565 Agenda Date: 9/16/2025

TITLE:..title

Rezoning Petition 2025-CZ-007 Rodriguez

DETERMINATION OF CONFLICTS

INFORMATION CONTACT:

Bjorn E. Hansen, Senior Planner- Long Range Planning, 704-283-3690

ACTION REQUESTED:

Recommend approval or denial of proposed rezoning to the Board of Commissioners

BACKGROUND:

This case is requesting to rezone one parcel totaling two acres appearing on the tax map as tax

parcel 09-128-014R located on Pageland Highway from RA-40 to Light Industrial (LI) with Conditions.

The rezoning request is to allow the applicant to build a telecommunications equipment storage and

office building.

A community meeting was held on August 26, 2025. One resident attended the meeting. They asked

about driveway access to the site and impact on property values. No changes were made as a result

of the community meeting.

FINANCIAL IMPACT:

None

Union County, NC Printed on 9/5/2025Page 1 of 1

powered by Legistar™ 96

http://www.legistar.com/


97



98



� � � � � � � � � � � � � � � � �

� � � � � ��� 	 
� � �
 � �� �

� � �� � � �� � � � � � � � �  !

"#$%& &' ()*+, ,-. ./0
1234567 89:;<=>?@AB

CD EF GH ID J KLM NOP N MQRS T UVW XYZ [\] ]^_ ]` ab b b b c b b b b b d e d d e d d e

f g
h i

j k
h i l m

l m
l m

l m no pq nr st u v
w xy zno p q nr st u v

{ | }~ � �� ~ � ���� � y �� �� �� �� � �
� {� � ��� { � � �

q �� � q � �� { � � ��� �� � � �� � �y �

  ¡ ¢ £ ¤ ¥ £ ¦ ¥ £ § ¨ © £ ¤ ¤ ª £ ¤ « ¤ £ ¬ ¥ © ­ ® ¯ ° ± ² ² ¤ £

³ ´µ ¶ · ¸ ¹ º » ¼ ¸

½¾ ¿ ÀÁ ÂÃÄ Å Ä Æ ÇÈ É ÊË Ì Í
ÎÏ ÐÎÑ Ò Ó Ô ÕÖÒ ××Ø Ù ÙÚ ÛÜÛ ÝÞ ß à áâ ãää åæâ çâäèéê ëì íëî ïð èéñò ó óô õõ õöò öô÷ ø ù úû üýý þ ÿû� ûý

� � � �� �� �	 
 �� � 
 �� � � 


�� � �� � � �� � �� ��� � �� � ��  ! " #$% &' Ã( &) Ê ) *È + &) ' Ê ) $, É-. /0 12 3 4 / 56 4 / -7� � � � �8 | 9 : |8 ;8 <
no pq nr st u v

=> ?@ =�� � y � A BC DE FG B HI J{ | } ~ � �� ~ � ��r st u vKLM NO NPQ N � {� � ��� { � � � RS T RU VW X Y R Z R [\
R S T RU VW X Y R Z R [\

] _̂ ]`a b b cd ef g

hi jk l m k n jo pqr st uv w uxyz { z | }~ �� �z � � ��� �� �� � �� � ��

hi j k l m k n j o pqr st uv w uxyz { z | }~ �� �z � � ��� n� ��� � �� � �

hi j k l m k n j o pqr st uv w uxyz { z | }~ �� �z � � ��� �� �� � � � � � �
�� � ��� � � � � ¡ �¡ ¢£ £ ¤¥ ¡ ¦ §¨

©ª « «¬ ­®̄ ° ± ©¬ ²³
´ µ ´

¶ ´ ¶ · ¶ ¶ ¶ ´ ¶
¸¹¹ º » ¼ º ¼ ½ ¾ ¿À Á Â Ã Ä Â Å ÆÇ È É Ê Ë Ë È ÉÌ ÍÎ Í Ï ÏÐ Ñ Ò

ÓÔ Õ Ö×

Ø Ù Ú Û Ü Ý Û Þ Ý Û ßà á â â ã á â ä â á å æ à ç è é ê ë ì ì â á
í î ï ï ð î ï ñ ï î ò ó í ô õ ö ÷ ø ù ù ï î úûüýþÿ���� ÿ��� � ��� � ý��� � � þ�	
�� � ��


�� �� �� �� � �� �� �� �� � �� � �� � � � � �� �� � � � � � �

R S T RU VW X Y R Z R [\
RS T RU VW X Y R Z R [\R S T RU VW X Y R Z R [\R S T RU VW X Y R Z R [\

RS T RU VW X Y R Z R [\

R S T RU VW X Y R Z R [\

 ! " #$%& ' ' ( )* ( +
, -. /

0 1 23
4 5 67 5 8

9:;

<< = < > ? < >= <

@ A B CD B E F GH I @ JK L MN O P L QR S L TRU V W V X Y Z [ \ V ]

_̀̂ ab c b de b _b ^̀ df g h i j g k k l m n f f l o op q r ps p t u

v w Ex w y y @ C C B z { @| } ~� �
� �� � ����

� � � � � � � � � � � � � � �
� � � � � � � � � � �

� � � �   ¡ ¢ � £ �   ¢¤ ¢ ¥ £   £ ¤ �
¦ §̈ © © ª « ª ¬

­ ®̄ ° ® ± ² ³ µ́ ¶̄ ® ³ ±·
¹̧ º»̧̧ ¼ ½ ¾ ¿ À º ¾ Á ¿

Â Ã Ä Å Æ Ç È Å Â Å Æ È Å Æ É Ê Ë Å
Ì Æ Í Ì Í È ÅÎ È Å Ä Ï Ã Ë Ð È ÑÒ Ê Ó

Ô Õ Ö× Ø Ù Ú Û Ü Ý Ù Ú Ö Ö Ù Ý Þ Ú ß à á â Ù× ã Ý ä Ú





  



 









å æ ç è éê é ë ì è è íî í ïðñ ò ò ó ó ôõ ö ò ÷ ø ùúû ü ö ò ü ý ò ñ þ ÿ ý � �� ý�� � � � �� 	 
 � � � � � � 	 � � �
�
�� � � � �� � � � � � � � �� � �� � � �

�  ! "# $ % & '( $ % !n o ) * n k i n ) j g h

+ ,- ./01 1 2 3 0 4 5 1 6 7 89 6 6 3 : 8 6 3 0 2 5 : ; 01 1 < 5 1 6 = 0 8 5 9>? @ AB C D @ E D F D G? B F D C A D @ H I JK AL: M 8 5 N 1 0 O P M 1 1 Q 7 1 1 R = 6 S N 1 R P M 8 ; 7 O M 6 O = 6 7 O 8 RT UV U W X Y Z U [ \ X] T̂ [ _ [̀ Ua

b c d b d e f g e h i gj k l m f c e n o
p qr stuvw x y z

{ | { }~ � � �� � � ~ �� �� ~ � � � {� � � �� � � �� � � �� � � � � � � � � � � � � � � � � � � � �� � �� � � � � � � � �� � � � � � � � � � � � � � � �� � �� �   ¡ ¢   £ ¤ ¡ ¥ � ¤ ¦ � � � ¦ � � ¡§¨̈ ©̈ © ª « ¬¨̈ ª ­ © « ®̈̄ ­ ° ®̈ ¬ §̈ ª ±
¡ ² ¡ ³   ¦ ¦ �́ �µ   ¦ ¶ £́   ¦ � ·   ¦ �  ̧ �́ ¦ ¹� � � �� � � � � � � � � � � � � � � � � � � � �� � �� � � � � � � � �� � � � � � � � � � � � � � � �� � �� �   ¡ ¢   £ ¤ ¡ ¥ � ¤ ¦ � � � ¦ � � ¡º » » ¼ » ¼ ½¾ ¿ » » ½À ¼ ¾ Á » ÂÀ Ã Á » ¿ » º ½ Ä

� Å � � � � � � � � � � � Æ � � � � �Ç � � � � � � � � È� � � �� � � � � � � � � � � � � � � � � � � � �� � �� � � � � � � � �� � � � � � � � � � � � � � � �ÉÊ Ë Ì Í ÎÏ Ð Î ÑÒ Ï Ó Í Ò Ô É Ë Ë Ô Ë ÉÏ§̈ ©̈̈ © ª « ¬̈̈ ª ­ © « ®̈̄ ­ ° ®̈ ¬̈ § ª ±

ÄÕ Ä Ö Á » » º Ã º × Á » ÂÀ Ã Á » ¼ Ø Ù Á¾ º ½ Ú Ã º »Û� � � �� � � � � � � � � � � � � � � � � � � � �� � �� � � � � � � � �� � � � � � � � � � � � � � � �� � �� �   ¡ ¢   £ ¤ ¡ ¥ � ¤ ¦ � � � ¦ � � ¡º » » ¼ » ¼ ½¾ ¿ » » ½À ¼ ¾ Á » ÂÀ Ã Á » ¿ » º ½ Ä% Ü( Ý#Þ ß 'à $ ! $à ( áÔ Ê Ë Ó Î Ô É Ó â Ô Ê Ó% Ü( Ý#Þ ß 'à $ ! $à ( á

G JH Gã C ä C y J @ @ E B E F å CD J @ @ D æ JH E D w F @ç\ W V V è è é [ Z V ] ê ë ì Y í Z V í \ V Wî � � ï � ï � � � � ð� � � � � � �� ñ �� � � � � òT M L L K K ó ô S S Q L M õ ö O R ö PR÷ ô Q Q MR N L øÝù %  ( % Ý Ý '( # à ú á % û " $ Ý "( á  " � !( # ( " � Ý

ü ý þ ü þÿ � � � �� � � � �Z � [ � í X � í 	 
 V í Z � í �

� 
 � � � ��� �� � � �� ��

� � � �
��� ! �"#$% �$& �'()* )+,-./01 2 3 4 5 67 8 8 9 :;< = > ? @ A B C =D E F G D E G HI

J K LM N O P N Q R S O Q S T M U VW XY Z [ \Y ]̂ X _̀ _ ] a Y Z b c d _e f g h i jk l i m k no p qr s r q t u v s wx y z {| } ~ � � | z � � ~J R NM S � R � V� � � �� � � � � � � �� � � � � � ��� � � � � � � � � � � � � � � � �K V� V N V Q K V O V S L� �   ¡ �¢ £ ¤� ¥¦ § j̈ © k m fª © k m« ¬ ­ « ® ¬̄ ° ± ² ³ ®�́ µ¶ � � ·̧ � � ¹ µ � º ­ » ® ¬ ¼ ® ½¾ ¿̄ ² ± ²̄ ² ® À

Á Â Ã Ä Å ÆÇ È Å Ã É Ê Á Ã Ë ÈÌÍ Î Ï Ð Ï Ñ Ò Ó Ï Ô Ò Õ Ö Ñ × ØÙ Ú Û Ü Ý Û Þ ß àá Ú ß × Ûâã ä å æ åç è é å ê èë ìç
í î ï ð ñò ó ò ô õò ö ÷ ï ÷ø ù ú ûüý üý þ ²ÿ � þ þ �

�� � � � ��	 
 �

� 
� �
� � � �

� � �� � � � � �� � � �� � ! " #$ % " #& ' ( ) *è +ë ã ç , - å

.   � . � ¡ ¦ � ² / 0 ¡ ³12à ( � #Þ %à Ý % 2 % � #

3 4 5 6 7 3 4 8 9 : 3 3 4 ; : < 7 < = > ? ? 3 : @ > A

99



 

. 

. 

. 
 
 

Planning Department 
500 North Main Street, Suite 70 

Monroe, NC 28112 
T 704.283.3565 

unioncountync.gov 
 

Planning Staff Report - Rezoning Case # CZ-2025-007 
Staff Contact: Bjorn Hansen, Senior Planner 
 
 
     Summary of Request  
 
This case is requesting to rezone one parcel totaling two acres appearing on the tax map as tax parcel 
09-128-014R located on Pageland Highway from RA-40 to Light Industrial (LI) with Conditions. The 
rezoning will include the following conditions: 
 
1) Limited to site plan dated July 21, 2025 
2) Uses limited to office and warehouse  
3) Five-year vesting of development rights 
4) Development will meet all requirements of the Union County Unified Development Ordinance on 

the date of approval 
 

 
 

 
 

100



 

 unioncountync.gov 

      
   Owner/Applicant 
 
Owner:  Neuse Telecom, LLC 

4508 Poplin Grove Drive 
  Indian Trail, NC 28079 
 
Applicant: David Rodriguez 
  4508 Poplin Grove Drive 
  Indian Trail, NC 28079 
 
 
 
     Property Information 
 
Location: On the west side of Pageland Highway north of Eudy Road. Location more specifically 
described as tax parcel 09-128-014R. 
 

 
                          
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site North of Site 

South of Site Opposite Site  
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 unioncountync.gov 

Municipal Proximity: The site is slightly more than a half mile south of the City of Monroe.   

Existing Land Use and Development Status: The parcel is currently zoned RA-40 and is undeveloped.  
 

 
 
Environmental Features: There are no streams, wetlands or floodplain on site.  
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 unioncountync.gov 

 
 
 
Utilities: Public water and sewer are not available to the site.  
 
Zoning and Land Use History: The parcel site has been zoned RA-40 since zoning was initiated.  A 2.43 
acre site approximately 1,000’ north was proposed for rezoning to B-4 in 1989, but was denied. A 6.391 
acre site approximately 1/3 of a mile north of the site was rezoned to Light Industrial in 2023. A special 
use permit for the permanent location of a mobile home approximately 700 feet south of the site was 
approved in 1981.  
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 unioncountync.gov 

 
 
Schools: Because this rezoning request is commercial in nature, UCPS was not consulted for comments.  
 
Transportation: This site is on US 601, which is a NCDOT-maintained facility. This section of US 601 
carries approximately 12,500 vehicles per day. There are no funded road improvement projects in the 
immediate vicinity of the rezoning. A traffic Impact Analysis was not required for this rezoning. 
Anticipated traffic from this site is expected to be low but will involve commercial truck traffic.  
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     Planning Documents 
 
Union County Comprehensive Plan: The Union County 2050 comprehensive plan identifies this area as 
an Employment Corridor overlaid upon Rural Residential. The proposed office and warehouse uses are 
therefore considered appropriate, provided that the site plan can meet County development standards.    
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 unioncountync.gov 

 
 
 
    Public and Municipal Comments 
 
Public Comments: A community meeting was held August 26, 2025. One member of the public 
attended. They had questions about road access and whether the site would use their driveway, extent 
of the rezoning as well as concerns over impacts on property values. No changes were made based on 
feedback. 
 
Municipal Comments: Monroe was not consulted due to the distance to their municipal limits.  
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 unioncountync.gov 

 Staff Comments and Recommendation 

 Land Use Board Recommendation   
 
The Land Use Board is scheduled to review this proposed rezoning at its September 16, 2025, meeting.   
 
 
 
 
This part of Union County is identified for employment uses as an overlay over rural residential and 
agricultural land uses. The rezoning proposes warehouse and office uses are appropriate for this part of 
the corridor. The proposed site plan meets the unified development ordinance and is consistent with 
the adopted plan. Because of these aspects of the development, staff recommend approval of this 
rezoning application.   
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Union County, NC

Staff Report

Union County Government
Center

500 North Main Street
Monroe, North Carolina
www.unioncountync.gov

File #: 25-564 Agenda Date: 9/16/2025

TITLE:..title

Rezoning Petition 2025-CZ-008 Union Power

DETERMINATION OF CONFLICTS

INFORMATION CONTACT:

Bjorn E. Hansen, Senior Planner- Long Range Planning, 704-283-3690

ACTION REQUESTED:

Recommend approval or denial of proposed rezoning to the Board of Commissioners

BACKGROUND:

This case is requesting to rezone one parcel totaling 161.1 acres appearing on the tax map as tax

parcel 02-202-008 along Mills Harris Road from RA-200 CZ to RA-200 CZ with Amended Conditions.

The rezoning request is to allow Union Power to construct a transformer substation on the eastern

portion of the site.

A community meeting was held on August 27, 2025. A total of four residents attended the meeting.

Residents asked about gate access to the site and site flexibility for other uses, such as a landfill. No

changes were made as a result of the community meeting.

FINANCIAL IMPACT:

None

Union County, NC Printed on 9/5/2025Page 1 of 1
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WINGATE ELECTRICAL SUBSTATION 

PROJECT NARRATIVE 

SITE LOCATION: 

 

1424 Mills Harris Rd 

Marshallville, NC 

Union County PIN No.  02202008 

 

PREPARED BY: 

 
 

Pike Engineering 

1800 Innovation Dr., Suite, 200 

Ft Mill, SC 29715 

Phone:  843.697.0606 

 

PREPARED FOR 

Union Electric Membership Corporation 

1525 N. Rocky River Rd. 

Monroe, NC  28110 

Phone:  704.289.3185 

 

DATE:  July 8, 2025 
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PROJECT SUMMARY 

This project proposes to construct a new electrical substation to increase capacity and reliability 

of the electrical power grid on in Union County, NC.  Union Electric Membership Corporation 

(Union Power) will be adding to the electrical grid capacity by constructing the substation on a 

parcel of land currently owned by Union County, NC.  The property is located at 1424 Harris 

Mills Rd., Marshallville, NC. identified in the Union County Geographic Information System (GIS) 

as PIN # 02202008. 

The lease area for the substation is located in the northeast corner of the parent parcel.  The 

parent property is 167.1 acres.  Lease area is 3.08 acres not including an access easement.  The 

access easement provides access from Ansonville Rd. through an existing gravel road to the 

east on property owned by Holly Farms Foods, Inc.  The access easement continues from the 

gravel road west through the Holly Farms parcel to the lease area on Union County property.  

The access easement from the existing gravel road to the lease area will be improved through 

the construction of a new 20 ft wide access drive.  Both the lease property and the access 

easements have been recorded in the Union County Record of Deeds office. 

The parent parcel owned by Union County is currently zoned RA-200CZ and was re-zoned in 

2018 as a Planned Unit development (PUD).  Union County Sheriff’s Department maintains a 

training facility on the west side of the property along Harris Mills Rd.  The PUD approved in 

2018 indicates additional planned facilities to be constructed in the future although no new 

developments have been constructed at this time. 

The substation will include a fenced compound approximately 240’ x 170’.  The parcel is 

approximately 400 ft east of Jack’s Branch stream on undeveloped land adjacent to both an 

existing electrical transmission easement and an existing electrical distribution easement.  The 

lease parcel location makes access to the electrical efficient and economical. 

Preparation of the site plan includes compliance with all zoning regulations applicable to Zone 

RA-200.  In addition, the substation development will necessitate the construction of temporary 

and permanent stormwater controls.  All paved surfaces will be gravel construction.  The lease 

parcel location allows for maintenance of requisite existing vegetation along the adjacent 

property lines and meets all setback requirements for those properties. Once the substation 

structures are completed, view of the substation will be limited by the vegetation to remain 

after development is complete. A preliminary site plan has been included with this submittal to 

assist in describing the proposed development. 
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µ
PREPARED BY:PROJECT DATA:

- PROJECT: WINGATE SUBSTATION
- UNION COUNTY, NORTH CAROLINA
- OWNER: UNION COUNTY
- PIN: 02202008
- TOTAL PARCEL SIZE: 161.1 ACRES
- TOTAL LEASED SIZE: 3.08 ACRES
- ZONING: RA-200CZ

PREPARED FOR:

Legend
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ATTACHMENT A 

 

WINGATE ELECTRICAL SUBSTATION 

 

 

 

SPECIAL USE PERMIT APPLICATION 

 

FINDINGS OF FACT - SUPPLEMENTAL 

 
Note: The following descriptions were compiled to supplement a Union County Special Use Permit Application. 

Descriptions and exhibits in this attachment will also be included in the Site Plan Review Application to provide 

additional project information to the Zoning Division.  
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Special Use Permit Application  

Findings of Fact 
 

1. The proposed use and development comply with all regulations and standards generally 

applicable within the zoning district and specifically applicable to the particular type of special 

use. 

 

Electrical substations are considered major utility facilities in Union County and thus require a 

Special Use Permit within the RA-200CZ zoning district.  The proposed substation will conform to 

all regulations and standards generally applicable within the RA-200 zoning district.  In addition, the 

substation will comply with the conditions set forth in the rezoning of the parent parcel in Union 

County Re-zoning Case # CZ-2018-008.  This rezoning allowed for the Planned Unit Development 

(PUD) of the parent parcel.   All dimensional requirements will be met, such as minimum setbacks, 

lot size, and maximum building height of 35’.  Some of the tallest portions of the substation may 

exceed 35’ in height, such as lightning rods, but electric substations are exempt from height 

requirements.   

 

The property to be utilized is a 3.08 AC lease area created as part of the Planned Unit Development 

(PUD) training facility.  A lease agreement has been executed between Union County and Union 

Electric Membership Cooperative (Union Power) for the property. The lease agreement includes 

allowances for an electrical distribution easement (2,883 SF) and an access easement of 7,705 SF. 

 

The substation will adhere to the “S2” landscape screening requirements.  The S2, high-profile screen 

is intended to be used in those instances where physical and visual separation is needed to buffer 

high-intensity land uses and site features from lower intensity land uses.  The S2 screen requires trees, 

shrubs and ground cover plants that form a continuous visual barrier at least 6 feet in height. In 

addition, one tree is required per 40 linear feet of screen. Adherence to the S2 screening requirements 

will be accomplished by default as the lease area is located in excess of 40 ft from the existing parent 

parcel property line.  This lease area is effectively screened from adjacent property through existing 

trees and vegetation. All existing trees between the lease area and the property line will be preserved 

and utilized towards the screening requirements.   

 

Substation materials will consist primarily of galvanized metal while the permanent, unmanned 

control enclosure will be constructed of precast concrete.  No buildings or structures capable of 

human occupation or storage will be constructed on site.  A VFP Control Enclosure will be installed 

within the fenced substation.  The control enclosure will house “remote switching” and monitoring 

controls for the substation equipment.   

 

2. The proposed development will not materially endanger the public health or safety. 

 

As a member-owned company, Union Electric Membership Corporation (Union Power) is committed 

to provide safe and reliable power that serves to protect and enhance the health, safety or general 

welfare of the public in the following ways. 

 

Health: The health of the general public is directly linked to the quality of the environment to which 

they live.  Union Power plans to take every precaution necessary to ensure that the health of the 

public and the environment is maintained.  During site construction, Union Power will apply and 

diligently abide by the guidelines detailed in the North Carolina Department of Environmental 

Quality’s (NCDEQ) “Sediment and Erosion Control Manual” and ‘Post Construction Stormwater 

Regulations” to minimize site disturbance, control storm water runoff, and stabilize graded slopes, 

preventing sediment from exiting the property and entering local streams and reservoirs.  The 

substation location also falls under jurisdiction of the Union County Stormwater Division and will 

comply with applicable County stormwater regulations.  Union Power will also implement a suitable 

oil spill prevention plan as required by the US Environmental Protection Agency (USEPA) that 

involves the installation of an intensive oil containment system within the substation that will collect 

all spills in the rare event of infrastructure failure.   
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Because the substation will be unmanned, no public utilities will be required to operate and maintain 

the facility.  Electrical and mechanical systems installed within the control house will be powered 

internally from the substation.  Water, sewer, and garbage collection will not be required.   

 

Prior to the acquisition of the property, Union Power completed a number of due diligence studies to 

determine the suitability of the site for the substation, including: 

 

 A Natural Resource Assessment (NRA) of the area to determine the location of existing 

environmentally sensitive areas  

 An Impact Study prepared by a licensed Appraiser to determine potential adverse impacts 

resulting from the construction of the substation. 

 

Due diligence studies by qualified personnel found no protected species on the property.  Two “blue 

line” streams as defined by the US Department of Agriculture (USDA) were identified on the 

Training Facility property.  The larger stream, Jack’s Branch, is located approximately 300 ft to the 

west of the lease area.  The other “intermittent” stream is located near the southeastern corner of the 

lease area. 

 

Safety:  Union Power will install a farm gate in at the eastern edge of the access easement located on 

the northeast corner of the easement to prevent local traffic from entering the property.  In addition, it 

is also standard operating procedure to install security fencing around the substation infrastructure.  

Standard fencing consists of woven steel fabric (minimum height of 7’) with additional barbed-wire 

extension arms (1-foot in length) on the top to prevent unauthorized entry to the facility.  The 

substation fence will also include warning signage to the effect of “Danger! High Voltage.” Gates to 

the property and to the substation itself will be locked at all times. 

 

Electromagnetic field (EMF) and noise levels are not anticipated to exceed ambient levels found 

outside of the substation property. 

 

The substation will not negatively impact traffic along Harris Mills Road, Ansonville Road, or 

surrounding areas.  The substation will utilize an existing driveway connected to the public road, so a 

new driveway entrance will not be required.  After the substation is placed in service, the substation 

will operate without Union Power personnel except during times of maintenance or electrical outage. 

 

Welfare: While providing safe and reliable power to the general public is Union Power’s primary 

mission, satisfying this mission should not/and will not be at the disposal of the rural character or 

quality of living in the general area.  Union Power intends to utilize existing vegetation and tree cover 

between the substation and the existing parent parcel property lines to screen the substation from 

adjacent properties.  In addition, a Type “S2” landscape buffer will be included along the parent 

parcel property lines to further decrease visibility. Buffering and landscaping will be discussed in 

greater detail in subsequent sections. 

 

3. The proposed development will not substantially injure the value of abutting property nor will 

it be required to out of public necessity.  

 

Union Power does not anticipate the substation to have any effect on the character of the surrounding 

area and has taken extensive measures to ensure that the character of the area is maintained.  The 

typical concern of the public regarding the construction of a public facility is the visual impact to the 

area.  The vegetated area between the lease area and the adjacent proper lines is 90 feet wide at its 

narrowest point.  Furthermore, the adjacent properties are primarily farmland and any of the existing 

residences on adjacent properties will have a visual impact from the developed lease area.  The lease 

area has significant tree cover on the east and north that will remain in its current condition to serve as 

screening between any residence.   
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An Impact Analysis study was performed by a licensed appraiser to ensure that the new substation 

will not substantially economically injure adjacent property owner.  The Impact Analysis concluded, 

“Based on our research, use of the site for a proposed substation will maintain or enhance the value 

of contiguous property, and will not violate the neighborhood character or adversely affect 

surrounding land uses; and will comply with the general plan for the physical development of the 

County as embodied in the Union County Development Ordinance and/or in the Future Land Use 

Plan.” 

 

4. The proposed development will be in harmony with the area in which it is located.  
 

The electrical substation is located on a parcel currently zoned RA-200CZ.  Lands within this district 

are primarily intended to accommodate single-family residential development and minimum lot size 

is limited to 200,000 SF ((4.6+/- AC). 

 

The substation was located in this area because of its relative obscurity to land uses within visual 

proximity and the benefit of already having existing electrical infrastructure immediately adjacent to 

the site.   As previously mentioned, having an existing transmission line on the property allows Union 

Power to efficiently connect to the existing electrical grid without impacting additional property 

owners or environmentally sensitive areas.  This is in contrast to placing the substation in a remote 

location requiring new transmission and distribution infrastructure for connection to the grid.   

 

5. The proposed development will be in general conformity with the comprehensive plan.  
 

Union County’s long-range plan identifies this area for Single-family Residential and agricultural 

uses.  Electrical Substations are listed as a Special Use within the RA-200, and the Wingate 

Substation will adhere to all of the requirements of the Union County Development Ordinance, which 

will limit overall site development and be screened and/or landscaped in way that will protect the 

visual quality of the area.  Furthermore, the electrical infrastructure is necessary to support the 

electrical demands of the area. 

 

Nearby Property Owners 

The table below lists all parcels within 500 feet of the subject property.  Data was obtained from the 

Union County Parcel GIS website on April 17, 2025.   

 

PIN OWNER MAILING ADDRESS CITY STATE ZIP 

02202008 UNION COUNTY 

%ADMINISTRATIVE SERVICES 

500 N MAIN ST STE 709 MONROE                          NC   28112 

02205004 HOLLY FARMS FOODS, INC 0 ANSONVILLE RD.   MONROE                          NC   28103 

02202009 NORA KAY DAVIS 2017 MT PLEASANT CHURCH RD. CHARLOTTE                       NC   28112 
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Typical Union Power 100-12.5 kV Substation Photograph 

 

Mt Pleasant Substation (Cabarrus County, NC) 
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I M P A C T  S T U D Y  
P R O P O S E D  W I N G A T E  S U B S T A T I O N

U N I O N  P O W E R  C O O P E R A T I V E

1 4 2 4  M I L L S  H A R R I S  R O A D  
W I N G A T E ,  U N I O N  C O U N T Y ,  N O R T H  C A R O L I N A  2 8 1 7 4  

C O N S U L T A T I O N  R E P O R T  

A S  O F  F E B R U A R Y  2 0 ,  2 0 2 5  

P R E P A R E D  F O R

Matt Baucom 
Plant Development Engineer 

Union Power Cooperative 
1525 N. Rocky River Road 

Monroe, NC  28110 

P R E PA R E D  B Y

Sarah E. Lak 
Mark T. Lambert, MAI, AI-GRS 
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FORTENBERRY LAMBERT, INC. 

1213 WEST MOREHEAD STREET, 5TH FLOOR           CHARLOTTE, NORTH CAROLINA  28208           (704) 375-1032    

February 20, 2025 

Matt Baucom 
Plant Development Engineer 
Union Power Cooperative 
1525 N. Rocky River Road 
Monroe, NC  28110 

RE: Impact Study for the Proposed Wingate Substation Located at 1424 Mills Harris Road, 
Wingate, Union County, North Carolina 28174 

Dear. Mr. Baucom: 

The subject of this consultation report is a portion of tax parcel 02202008 located at 1424 Mills Harris Road, 

Wingate, Union County, North Carolina 28174 (unincorporated portion). The entire property consists of 
161.03 acres that is improved with a 26,600 SF Union County Sheriff’s Department training facility that was 

constructed in 2017. The training facility is located on the northwestern portion of the site. Union Power 

Cooperative (UPC) is seeking to obtain a conditional rezoning and Special Use Permit (SUP) to lease 3.08 acres 

to construct a substation in the eastern portion of the site. We inspected the above-referenced subject property, 

and where possible, properties adjoining the site and the surrounding neighborhood. A sample of photographs 
taken during the inspection are included in the report. 

As requested, we have prepared an Impact Study to determine whether UPC’s proposed conditional rezoning 

and SUP (A) will or will not maintain or enhance the value of contiguous property; (B) whether or not the 

proposed use will violate the neighborhood character or adversely affect surrounding land uses; and (C) whether 

or not the proposed use will comply with the general plan for the physical development of the County as 

embodied in the Union County Unified Development Ordinance and/or in Union County’s Future Land Use 
Plan. 

Articles and books concerning substations and transmission lines concerning potential impact on surrounding 

properties were consulted and considered as part of this study.  

One of the articles is “Property Value Impacts from Transmission Lines, Subtransmission Lines, and Substations” by Ted 

Tatos, Mark Glick, PhD, JD, and Troy A. Lunt, MAI, as published in The Appraisal Journal’s Summer 2016 
edition. Following is a portion of the peer reviewed article: The study focuses more on different types of 

transmission lines, but also includes substations in explaining the process of distributing power across long 

distances. It is explained that large towers, such as those that support 500 kV and 345kV lines are not 

omnipresent in population centers. Homes require voltages at much lower levels – 120 volts in the U.S. 

Therefore, interconnected transformers at transmission substations “step down” the power to subtransmission 
voltages of generally between 46 kV and 138 kV. These subtransmission lines, which are commonly located 

along highways or arterial roads, then carry bulk power from major substations to regional and local distribution 

substations, like that planned at the subject. 
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The distribution stations are located close to consumers, which in turn step down the voltage again to between 
2kV and 35kV. This is considered medium voltage. The findings from this study revealed mixed results on 

property values for transmission lines depending on its size. For substations, the results indicate marginal 

negative impact (-2.92%) at properties located within 50 meters (164 feet) and -0.38% for properties located 50 

– 100 meters (164 ft. to 328 ft.). The study noted that other variables can and did affect results such as the 

health of the economy, demographics, and condition of the real estate market. Any negative impacts declined 
during the Great Recession and post-recession time frame. Other factors cited were regional employment, 

visibility, and supply and demand effects. 

Another article published in the Appraisal Journal in Summer 2009 titled “High-Voltage Transmission Lines: 

Proximity, Visibility, and Encumbrance Effects” was considered. It was written by James A. Chalmers, PhD and 

Frank A. Voorvaart, PhD. This article did not cover substations, rather HVTL’s. The article states that there is 
a negligible effect, at best, usually in the range of 3% to 6%, and the effects decay rapidly as the distance to the 

lines increases, usually disappearing at about 200 feet to 300 feet. This article concludes that “the presence of 

transmission lines is apparently not given sufficient weight by buyers and sellers of real estate to have had any 

consistent, material effect on property values.” Since the proposed substation is smaller and less visible, it is 

reasonable to assume it also would have little impact.  

Lastly, an article published in May 2019 for EMF Services, a professional EMF measurement and advisory 
service, covered the impact of Electromagnetic Fields (EMF). The article states that voltage from a power line 

or a substation produces an electric field that is exactly the same kind found in housing and home appliances. 

The strength of the magnetic field drops off with distance once one is 50 to 100 meters (164 to 328 feet) away. 

The article reports that after nearly 40 years of research, there is no clear indication that the magnetic fields, or 

some other factor to do with being near a power line has any effects on health. It is possible it could be other 
factors. It is states that magnetic fields at a substation boundary are generally little different for the levels found 

in many homes. It was clarified that if a power line crosses over the boundary that the magnetic fields will be 

larger there. It is the power lines, not the substation that generates the higher emission field. 

A demographic study was prepared for the neighborhood surrounding the subject and compared to Union 

County and the MSA to assess the health of the neighborhood regarding population, households, median 
household income, and housing values over time, as these factors impact property values.  

Historical home sales, acreage/farmland sales and prices for six Union Power substation properties that are 

similar as to what is proposed for the subject are provided in the report. Additionally, local real estate brokers 

active in the market were contacted to assist in understanding the real estate market in the area around the 

subject, and to gather their opinion as to any possible effect a substation could have in general and for the 

subject. 

According to the proposed site plan, the proposed substation will be located at the site’s eastern border 

(approximately 2,500 feet north of Ansonville Road) and will maintain a large, wooded buffer along the 

perimeter. There is an existing 68-foot-wide Duke Energy right-of-way and transmission line that runs through 

the site. 
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The site immediately to the north of the proposed substation site is improved with a single-family residence 
and other structures. Using GIS Union County Mapping, it is estimated to be approximately 850 feet from the 

substation’s northern boundary. Otherwise, the eastern portion of the subject where the substation will be 

located is surrounded primarily by wooded and agricultural land. 

To obtain approval for a conditional rezoning and SUP, UPC must receive approval from the Union County 

Zoning Board of Adjustments based in part on five criteria. Based on our research, use of the site for the 
proposed substation will maintain or enhance the value of contiguous property, and will not violate the 

neighborhood character or adversely affect surrounding land uses; and will comply with the general plan for 

the physical development of the County as embodied in the Union County Development Ordinance and/or in 

the Future Land Use Plan. 

Our opinions are based on the following Hypothetical Conditions and Extraordinary Assumptions. 

Hypothetical Condition None 

Extraordinary Assumption A conceptual site plan was provided for the proposed substation. It is 
assumed that Union Power Cooperative will meet all performance 
standards and that all zoning and/or governmental regulations will be met. 

 
 
The conclusions are supported by the data and reasoning set forth in the attached narrative. The reader is 

referred to the Assumptions and Limiting Conditions, which are included in the Addenda of the report. We 

certify that we have no present or contemplated future interest in any properties included in this study. This 
report has been prepared in compliance with the Uniform Standards of Professional Appraisal Practice 

(USPAP) as approved by the Appraisal Standards Board of the Appraisal Foundation, and FIRREA Title XI, 

12 CFR Part 34 (RTC). 

Thank you for the opportunity to be of service, and if any information or clarification is needed, please do not 

hesitate to contact us.  

Sincerely,  

 
 

Sarah E Lak 
North Carolina State Registered Trainee Appraiser #T5345 

Mark T Lambert, MAI, AI-GRS 
North Carolina State Certified General Appraiser #A3572 

  
704-375-1032 x 705 704-650-6271 
sarah@fortenberrylambert.com mark@fortenberrylambert.com 
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EXECUTIVE SUMMARY 
 

Property and Location Proposed Wingate Substation 
1424 Mills Harris Road  
Wingate, Union County, North Carolina 28174 

Tax Parcel Identification 02202008 

Property Ownership Union County, North Carolina 

Consultation Dates 
    As Is Date 
    Report Date 

 
February 10, 2025  
February 20, 2025 

Purpose of Consultation Determine whether Union Power Cooperative’s (UPC’s) proposed 
conditional rezoning and SUP (A) will or will not maintain or enhance 
the value of contiguous property; (B) whether or not the proposed 
use will violate the neighborhood character or adversely affect 
surrounding land uses; and (C) whether or not the proposed use will 
comply with the general plan for the physical development of the 
County as embodied in the Union County Development Ordinance 
and/or in Union County’s Future Land Use Plan. 

Hypothetical Condition None 

Extraordinary Assumption A conceptual site plan was provided for the proposed substation. It 
is assumed that Union Power Cooperative will meet all performance 
standards and that all zoning and/or governmental regulations will 
be met. 

Land Area The entire property is 161.03 acres, of which Union Power will lease 
3.08 acres for a proposed substation. 

Improvements The site is improved with a 26,600 SF training facility that was 
constructed in 2017. The training facility was constructed for use by 
the Union County Sheriff’s Department. The training facility is 
located on the northwestern portion of the site. 

Zoning RA-200CZ, Residential Agricultural Conditional Zoning, legally 
conforming As Is and Upon Completion of the substation, provided 
the owner is awarded a conditional zoning and SUP. 

Flood Plain/Water Quality 
Buffers/Wetlands 

FEMA Map Panel 3710547600J, dated October 16, 2008, located in 
Zones X and AE. A portion of the northern portion of the site is 
located in Zone AE. The proposed substation site is located in an 
area that is unencumbered by floodplain. A 30-foot stream buffer is 
located along both sides of Jack’s Branch, which is located through 
the eastern portion of the site. Additionally, wetlands are located on 
the site. Based on the proposed site plan, the substation will not 
impact the existing buffer or wetlands. 
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EXECUTIVE SUMMARY CONTINUED 
 

Property and Location Proposed Wingate Substation 
1424 Mills Harris Road  
Wingate, Union County, North Carolina 28174 

Highest & Best Use 
 As Vacant 
 As Improved 

 
Hold for future low density residential or institutional development 
Continued use of the existing improvements and to construct the 
proposed substation 

Conclusion Based on our research, use of the site for a proposed substation will 
maintain or enhance the value of contiguous property, and will not 
violate the neighborhood character or adversely affect surrounding 
land uses; and will comply with the general plan for the physical 
development of the County as embodied in the Union County 
Development Ordinance and/or in the Future Land Use Plan. 

Consultants  

Sarah E. Lak 
#T5345 

Mark T. Lambert, MAI, AI-GRS 
NC #A3572 
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CERTIFICATION 

I, Sarah E. Lak, certify that, to the best of my knowledge and belief, 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting 
conditions and are my personal, impartial and unbiased professional analyses, opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report, and no personal interest 
with respect to the parties involved. 

4. I have not performed previous services, as an appraiser or in any other capacity, regarding the property that is 
the subject of this report within the three-year period immediately preceding acceptance of this assignment. 

5. I have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

7. My compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use 
of this appraisal. 

8. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 
the requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional Appraisal Practice. 

9. I have made a personal inspection of the property that is the subject of this report. 

10. No one provided significant professional assistance to the person signing this report, other than those identified 
in the report. I have relied on surveys, floor plans, etc., provided by other professional persons who have been 
identified in the report. 

 
 

Sarah E. Lak 
North Carolina State Registered Trainee Appraiser #T5345 
 

February 20, 2025 
Date 
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CERTIFICATION 

I, Mark T. Lambert, MAI, AI-GRS, certify that, to the best of my knowledge and belief, 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting 
conditions and are my personal, impartial and unbiased professional analyses, opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report, and no personal interest 
with respect to the parties involved. 

4. I have not performed previous services, as an appraiser or in any other capacity, regarding the property that is 
the subject of this report within the three-year period immediately preceding acceptance of this assignment. 

5. I have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

7. My compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use 
of this appraisal. 

8. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 
the requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional Appraisal Practice. 

9. I have made a personal inspection of the property that is the subject of this report. 

10. No one provided significant professional assistance to the person signing this report, other than those identified 
in the report. I have relied on surveys, floor plans, etc., provided by other professional persons who have been 
identified in the report. 

11. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives. 

12. As of the date of this report, Mark T Lambert, MAI, AI-GRS, has completed the continuing education program 
for Designated Members of the Appraisal Institute. 

 

 

 

 

Mark T. Lambert, MAI, AI-GRS 
North Carolina State Certified General Appraiser #A3572 
 
February 20, 2025 
Date 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   1  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

UNION COUNTY MAP 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   2  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

LOCATION MAPS 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   3  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

PROPERTY IDENTIFICATION/CONSULTING PREMISE 

The subject of this consultation report is a portion of tax parcel 02202008 located at 1424 Mills Harris 
Road, Wingate, Union County, North Carolina 28174 (unincorporated portion). The entire property 

consists of 161.03 acres that is improved with a 26,600 SF Union County Sheriff’s Department training 
facility that was constructed in 2017. The training facility is located on the northwestern portion of 
the site. Union Power Cooperative (UPC) is seeking to obtain a conditional rezoning and Special Use 
Permit (SUP) to lease 3.08 acres to construct a substation in the eastern portion of the site. The site 

plan provided by the Client for the proposed substation is below: 

PROPOSED WINGATE SUBSTATION SITE PLAN 

 

132



 

F O R T E N B E R R Y  L A M B E R T ,  I N C .   4  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  NC 

GENERAL INFORMATION 

Client Union Power Cooperative 

Intended User Client 

Intended Use Determine whether Union Power Cooperative’s (UPC’s) 
proposed conditional rezoning and SUP (A) will or will not 
maintain or enhance the value of contiguous property; (B) 
whether or not the proposed use will violate the neighborhood 
character or adversely affect surrounding land uses; and (C) 
whether or not the proposed use will comply with the general 
plan for the physical development of the County as embodied in 
the Union County Development Ordinance and/or in Union 
County’s Future Land Use Plan. 

Report Format Consultation Report 

Prior Services The appraisers have not performed prior consultant services on 
this property within the 5-year period immediately preceding 
acceptance of this assignment. 

Competency Mark T. Lambert, MAI, AI-GRS is a State Certified General Real 
Estate Appraiser in North and South Carolina. Mr. Lambert has 
approximately 35 years of experience, including numerous 
residential/institutional/agricultural properties. Sarah E. Lak is a 
State Registered Trainee Appraiser in North Carolina and has 
been appraising residential and commercial properties for 
approximately 12 years. The appraisers meet the USPAP 
Competency Rule requirements. 

 
RELEVANT DATES 
The following are the relevant dates of the impact study. 

As Is Date February 10, 2025 

Date of Report February 20, 2025 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   5  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  NC 

DEFINITIONS 

Hypothetical Condition and Extraordinary Assumptions 

The Uniform Standards of Appraisal Practice (USPAP) defines a Hypothetical Condition as: 

“that which is contrary to what exists but is supposed for the purpose of analysis.” 

Hypothetical conditions assume conditions contrary to known facts about physical, legal, or economic 

characteristics of the subject or about conditions external to the property, or about the integrity of 
data used in an analysis.  

USPAP defines an Extraordinary Assumption as: 

“an assumption, directly related to a specific assignment, which, if found to be false, could alter 
the appraiser’s opinions or conclusions.” 

Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or 
economic characteristics of the subject property; or about conditions external to the property. 

Hypothetical Condition Used None 

Extraordinary Assumption Used A conceptual site plan was provided for the proposed 
substation. It is assumed that Union Power Cooperative 
will meet all performance standards and that all zoning 
and/or governmental regulations will be met. 

 
SCOPE OF WORK 
The scope, or the extent of the analysis, includes the following: 

 Physical inspection of the subject site and neighborhood; 

 Inspection of selected comparable local properties; 

 Site analysis including physical and legal characteristics; 

 Highest and best use analysis, as vacant and improved, if applicable; 

 Study of local assessed value history of subject and surrounding properties;  

 Study of historical aerial photos of the subject and surrounding properties to look for development trends; 

 Study of historical property values surrounding the subject and in the area; 

 Review of various articles and publications concerning impacts of substations on nearby development, and; 

 Inspection of a sample of other Union Power Cooperative substations. Review of information provided by 
Union County Cooperative of other similar substations that are similar to that which is proposed. 
 

Additional primary research may have been conducted with the property, depending on the 

requirements of the assignment. 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   6  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  NC 

OWNERSHIP HISTORY 

According to the Union County Public Registry and Tax Assessor data, the most recent transaction 
involving the subject property is as follows: 

Current Owner of Record Union County, North Carolina 

Most Recent Transaction Date January 14, 2011 

Buyer Union County, North Carolina 

Seller H & T, LLC, a North Carolina limited 
liability company 

Deed Reference Book 5476, Page 914 

Price Indicated by Excise Stamps $1,161,000 

Prior Transaction None 

Pending Transactions None 

Current Listing Agreements None 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   7  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

TAX MAP 
 

 
Source: Union County GIS 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   8  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

AERIAL TAX MAP 
 

   
Source: Union County GIS 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   9  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

FEMA FLOOD HAZARD MAP 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   1 0  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

PROPOSED SITE PLAN – WINGATE SUBSTATION (TOPOGRAPHICAL) 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   1 1  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

PROPOSED SITE PLAN – WINGATE SUBSTATION (AERIAL) 
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F O R T E N B E R R Y  L A M B E R T ,  I N C .   1 2  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  NC 

SITE ANALYSIS 

General 

Information for the subject is based on a review of tax maps, aerial maps, Union County GIS information, 
FEMA floodplain maps, proposed site plans provided by the Client, and a personal inspection. 

Location 1424 Mills Harris Road 
Wingate, Union County, North Carolina 28174 
(Unincorporated portion) 

Tax Parcel 02202008 

Current Use Institutional/Government 

Improvements The site is improved with a 26,600 SF training facility that was 
constructed in 2017. The training facility was constructed for use by the 
Union County Sheriff’s Department. The training facility is located on 
the northwestern portion of the site. 

Land Area The entire property is 161.03 acres, of which Union Power will lease 
3.08 acres for a proposed substation. 

Zoning  RA-200CZ – Residential Agricultural Conditional Zoning by the Union 
County Unified Development Ordinance 

Shape Irregular and functional 

Frontage/Access Approximately 900 feet on Mills Harris Road 

Topography Gently Sloping 

Floodplain/Water Quality 
Buffers/Wetlands 

FEMA Map Panel 3710547600J, dated October 16, 2008, located in 
Zones X and AE. A portion of the northern portion of the site is located 
in Zone AE. The proposed substation site is located in an area that is 
unencumbered by floodplain. A 30-foot stream buffer is located along 
both sides of Jack’s Branch, which is located through the eastern portion 
of the site. Additionally, wetlands are located on the site. Based on the 
proposed site plan, the substation will not impact the existing buffer or 
wetlands. 

Soil & Environmental 
Concerns 

No environmental reports were provided. The values reported are based 
on the assumption that the subject site meets all Environmental 
Protection Agency requirements and regulations. 

Utilities Private Well/Septic System 

Easements & 
Encroachments 

An existing 68-foot-wide Duke Power right-of-way extends from the 
site’s southeastern boundary to the site’s northwestern boundary along 
Mills Harris Road. Upon completion of the proposed substation, a 20-
foot permanent access easement (PAE) totaling 7,694 SF will extend 
from the site’s eastern boundary to the proposed substation site. 
Additionally, a 40-foot permanent distribution easement (PDE) totaling 
2,877 SF will be located on the northwestern side of the proposed 
substation site adjacent to the existing 30-foot-wide PDE. 
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Site Analysis, Continued 
 

Conclusion The subject is located approximately 7 miles northeast of Monroe in the 
unincorporated portion of Union County. The site has good access and 
road frontage. Public water and sewer is not accessible at the site. The 
site is irregular shaped with gently sloping topography. A portion of the 
northern portion of the site is located in Zone AE. The proposed 
substation site is located in an area that is unencumbered by floodplain. 
A 30-foot stream buffer is located along both sides of Jack’s Branch, 
which is located through the eastern portion of the site. Additionally, 
wetlands are located on the site. Based on the proposed site plan, the 
substation will not impact the existing buffer or wetlands. An existing 
68-foot-wide Duke Power right-of-way extends from the site’s 
southeastern boundary to the site’s northwestern boundary along Mills 
Harris Road. This area is improved with several high tension towers and 
a transmission line. Upon completion of the proposed substation, a 20-
foot permanent access easement (PAE) totaling 7,694 SF will extend 
from the site’s eastern boundary to the proposed substation site. 
Additionally, a 40-foot permanent distribution easement (PDE) totaling 
2,877 SF will be located on the northwestern side of the proposed 
substation site adjacent to the existing 30-foot-wide PDE. 
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ZONING MAP 
 

  
  

Source: Union County GIS 
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EXISTING ZONING MAP FOR SUBJECT AREA 
 

   

 

  

Subject 
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ADOPTED UNION COUNTY 2050 LAND USE MAP 
 

 

 
 
  

Subject 
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ZONING/LAND USE CONTROL 

The subject is zoned RA-200CZ – Residential Agricultural Conditional Zoning by the Union County 

Unified Development Ordinance (UDO). The RA-200 district is primarily intended for residential, 
agricultural, and institutional users. According to the Union County UDO, 

“The RA-200 district is primarily intended to accommodate agriculture and agriculture-related uses and very low-density 
residential development in rural areas of the county. The district is generally intended to apply in areas where central water 

and/or central sewer service is not widely available.” 

 

The existing improvements represent a legal, conforming use. 

Union Power Cooperative (UPC) is applying for a Special Use Permit (SUP) in order to construct the 

proposed substation (classified as a major utility or public service facility), which is considered a special 

use according to Article 25.010-B, page 25-2 in the UDO, as illustrated in the table below. Once the 
SUP is obtained, the proposed substation will be considered a legal, conforming use. 

 

  

Standard RA-200/Subject

Minimum Lot Area SF 200,000

Minimum Lot Width 60 Feet

Minimum Front Yard 40 Feet

Minimum Side Yard 15 Feet

Minimum Rear Yard 40 Feet

Maximum Building Height 50 Feet

Source: Union County UDO & Provided Site Plan

Development Standards
RA-200, Residential Agricultural District
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Section 25.020-C: Public, Civic and Institutional Use Category 

 

There are five “Considerations”/Findings of Fact that must be met to satisfy the Board of Adjustment 
in order to grant the property owner a SUP. Those are outlined later in the Conclusion section of the 
report. 

The immediate area around the subject is currently rural in nature, and the 2050 Future Land Use Map 

designates this area as Rural Residential. The area surrounding the subject is primarily rural in nature, 
with some homes on larger lots and large tracts of agricultural land. There is a large amount of vacant 
land in the immediate area. The following pages show historical maps of the area from 2007 to 2021 

that demonstrate the slow growth that has occurred over time. The maps are taken from Union 

County GIS. 
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2007 AERIAL MAP 
 

  

2010 AERIAL MAP 
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2015 AERIAL MAP 
 

  

2021 AERIAL MAP 
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DESCRIPTION OF THE PROPOSED SUBSTATION 

Based on information provided by the Client and Pike Engineering, the substation will meet all dimensional 

requirements, such as minimum setbacks, lot size and maximum building height of 50 feet. Many of the 
existing trees will be preserved.  

Substation materials will consist primarily of galvanized metal, while the control enclosure will have an 
aggregate finish. No buildings or structures capable of human occupation or storage will be constructed 

on the site. A VFP Control Enclosure will be installed within the fenced substation. The control enclosure 
will house “remote switching” and monitoring controls for the substation equipment.  

A farm gate will be installed to prevent local traffic from entering the property. Gates to the property will 

be locked at all times. Security fencing will surround the substation infrastructure. The fencing will consist 
of woven steel fabric (minimum height of 7 feet) with additional barbed wire extension arms (1 foot in 

length) on top. There will also be signage to the effect of “Danger! High Voltage.”  

Electromagnetic field (EMF) and noise levels are not expected to exceed the ambient levels found outside 

the substation property. Following is a proposed site plan map. 

PROPOSED WINGATE SUBSTATION SITE PLAN 

 

Photos of the subject, as well as a sample of surrounding properties, are provided on the following 
pages to provide a visual example.   
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SUBJECT PHOTOS 
 

 

VIEW OF PROPOSED SUBSTATION SITE  

 

VIEW OF PROPOSED SUBSTATION SITE 

 

VIEW OF PROPOSED SUBSTATION SITE 

 

VIEW OF PROPOSED SUBSTATION SITE  

 

VIEW OF PROPOSED SUBSTATION SITE  

 

VIEW OF PROPOSED SUBSTATION SITE  
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PHOTOS OF ADJACENT PROPERTIES 
 

 

VIEW OF ADJACENT FARMLAND TO SE & 
EXISTING DUKE POWER ROW  

 

VIEW OF ADJACENT FARMLAND TO SE & 
EXISTING DUKE POWER ROW 

 

VIEW OF ADJACENT FARMLAND TO NE 

 

VIEW OF ADJACENT FARMLAND TO SE & 
EXISTING DUKE POWER ROW  

152



 

F O R T E N B E R R Y  L A M B E R T ,  I N C .   2 4  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  N C  

SAMPLE PHOTOS OF PROPERTIES IN NEIGHBORHOOD 
 

 

VIEW OF UNION COUNTY SHERIFF’S  
OFFICE TRAINING CENTER (PORTION OF 

SUBJECT/ENTIRE SITE)  

 

VIEW OF CHURCH LOCATED ACROSS 
ANSONVILLE ROAD TO THE SOUTH 

 

VIEW OF RESIDENCE IN NEIGHBORHOOD 

 

VIEW OF RESIDENCES IN NEIGHBORHOOD  

 

VIEW OF RESIDENCE/FARMLAND IN 
NEIGHBORHOOD 

 

VIEW OF FARMLAND IN NEIGHBORHOOD  
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CHARLOTTE AREA/UNION COUNTY 
REGIONAL ANALYSIS 

LOCATION AND ACCESS 

The subject is located in Union County, North Carolina, within the Charlotte-Concord-Gastonia 
Metropolitan Statistical Area (MSA). The MSA is comprised of 11 counties centered on the City of 
Charlotte and located on the North Carolina-South Carolina border. 

CHARLOTTE-CONCORD-GASTONIA MSA 
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A primary driver of the Charlotte economy is its connectivity. Interstate 85 provides access southwest 
to Greenville-Spartanburg and Atlanta, and northeast to Greensboro and Raleigh-Durham and I-95. 

Interstate 77 connects south to Columbia, SC and I-26, which runs southeast to Charleston, SC. To 
the north, I-77 connects to I-40 at Statesville, NC and to I-81 in Virginia. Interstate 40 also connects 
west to the Asheville area and western NC. Interstate 277 is a 4.5-mile loop that encircles Charlotte’s 
central business district. Further out is I-485, which is 67 miles in length and connects to I-77, I-85 

and several of Charlotte’s ring suburbs. Primary US Highways bisect the region and include US 
Highways 21, 29, 74, 321, 521, and 601. 

The Charlotte Area Transit System (CATS) operates bus service to surrounding suburban 
communities in both North and South Carolina. CATS also operates the LYNX light rail. Currently, 

the system consists of the Blue Line, connecting Pineville in the south to UNC Charlotte in the 
northeast, running through the CBD, totaling 19 miles. The newest part of the LYNX network is the 
Gold Line, which is a 10-mile streetcar line being completed in phases. Currently, the line is 4 miles 
with 17 stops, running from Sunnyside Avenue, south along Hawthorne Lane to 5th Street, at Novant 

Hospital, and then west to the Johnson C Smith University Campus and the historic West End.  

CATS is currently in the planning and design stages for the Lynx Silver Line, a multibillion-dollar east–
west light rail line that will run from Matthews through Uptown Charlotte and west to Charlotte 
Douglas International Airport and across the Catawba River to Belmont. The line, projected to open 

in 2030, will connect to the Blue Line at 11th Street and the future intermodal Charlotte Gateway 

Station. 

Charlotte-Douglas International Airport, located in western Mecklenburg County, is the region’s 
center for air travel and consistently ranked as one of the top 10 busiest airports in the world. Service 

is provided to 178 nonstop destinations, including international locations. Norfolk Southern Railway, 

which has an intermodal facility at the airport, and CSX Transportation link over 40,000 miles of rail 
between Charlotte and 23 eastern states. 

DEMOGRAPHIC TRENDS 

According to the 2020 US Census, the Charlotte MSA is the 23rd-largest in the US and the largest in 

the Carolinas. Charlotte is consistently among the fastest growing cities in the US. The following table 
outlines key demographic data for Charlotte, Mecklenburg County, and the MSA: 
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The MSA, County and City are projected to have consistent population growth of 1.4% over the next 

5 years. The following map shows projected population growth on the Census Tract level from 2024 
to 2029. Although the entire area is growing, much of the population increases are centered on the 
urban core, following Charlotte’s light rail to the north and south of the CBD, shown in the blue-

green colors. Other pockets of high growth are SW Mecklenburg County and central Iredell County 

(Mooresville), as well as the I-85 corridor to the northeast. Generally, moving out from central 
Charlotte, growth tends to be slower in the outlying areas of the surrounding counties.  

City of Mecklenburg

 Charlotte-
Concord-
Gastonia 

Charlotte County MSA

Population

2029 Projection 991,373 1,258,917 3,026,237

2024 Estimate 930,043 1,190,061 2,851,936

2020 Census 875,493 1,115,482 2,660,329

2010 Census 732,641 919,622 2,243,837

Annual % Change 2010-2024 1.7% 1.9% 1.7%

Projected Annual % Change 2020-2029 1.4% 1.4% 1.4%

Households

2029 Projection 414,463 519,126 1,198,368

2024 Estimate 382,320 483,450 1,116,721

2020 Census 355,758 448,814 1,034,018

2010 Census 290,446 362,211 858,450

Annual % Change 2010-2024 2.0% 2.1% 1.9%

Projected Annual % Change 2020-2029 1.7% 1.6% 1.7%

2024 Average Household Size 2.4 2.5 2.6

Median Household Income

2029 Projection $96,047 $102,738 $96,271

2024 Estimate $80,421 $85,845 $81,494

Projected Annual % Change 2024-2029 3.6% 3.7% 3.4%

2029 Projection $489,589 $387,284 $447,193

2024 Estimate $422,005 $352,399 $373,787

Projected Annual % Change 2024-2029 3.0% 1.9% 3.7%

2024 Owner-Occupied 50.9% 51.0% 61.2%

2024 Renter-Occupied 42.6% 42.3% 32.2%

% Vacant 6.6% 6.7% 6.7%

Source: US Census Bureau, Census 2010 and 2020.  ESRI  estimates and forecasts for 2024 and 2029.

Demographic Summary

Median Owner-Occupied Housing Values 

Housing Summary
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PROJECTED ANNUAL POPULATION GROWTH 2024 – 2029  
BY CENSUS TRACT 

 
 

ECONOMY 

According to the North Carolina Department of Commerce, Division of Employment Security data, 

MSA employment grew at an average of 3.0% per year from 2019 to 2023, including a contraction of 

4.8% in 2020 due to the COVID-19 Pandemic. Unemployment peaked in April 2020 at 13.6% but 
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recovered to less than 5.0% 12 months later. The following table outlines employment trends (annual 
averages) for the MSA: 

 

Unemployment for the MSA and Mecklenburg County have typically remained below national 

averages, which is currently the case. The most recent rates (October 2024) are 3.3% to 3.4% for 
Mecklenburg County and the MSA, respectively. Unemployment spiked in the US, State, County and 
MSA in 2020, with rates in the 7% to 8% range. Historical unemployment rates are compared in the 
following graph: 

 

Year Employment Growth (Jobs) % Change Unemployment Rate

2019 1,299,595 86,479 2.8% 3.8%

2020 1,237,468 -62,127 -4.8% 3.5%

2021 1,296,980 59,512 4.8% 7.3%

2022 1,377,095 80,115 6.2% 4.6%

2023 1,458,158 81,063 5.9% 3.2%

5- Year Annual Average 1,333,859 49,008 3.0% 4.5%

YTD October 2024 1,481,702 23,544 1.6% 3.4%

Notes: Annual data is the 12-Month Average for each year, unadjusted.
Note: % Change for October 2024 is from 2023 average.

Source: NC Employment Security Commission

Charlotte MSA Employment Trends

Note:    Unemployment rates are annual averages and is not seasonally adjusted.
Source: Bureau of Labor Statistics
Source: NC Department of Commerce, Division of Employment Security

10-Year Unemployment Rate Comparison
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Charlotte’s regional economy is diversified among the financial, manufacturing, trade, services and 
government sectors. As shown in the following graph, the Trade, Transportation and Utilities sector 

of the economy has the largest proportionate share of employed workers. 

 

There are 18 Fortune 1000 headquarter locations in the Charlotte area, and over 300 Fortune 500 

companies represented in the area. Following is a list of the Fortune 1000 companies headquartered 

in the region: 

 

Charlotte is a primary banking center for the US, with almost 120,000 employees in the financial 
activities sector. Charlotte is the home for a branch of the US Federal Reserve and headquarters for 

Source: Bureau of Labor Statistics, October  2024

Employment by Industry,  Proportionate Share

Charlotte MSA

0% 5% 10% 15% 20% 25%

Trade, Transportation and
Utilities

Professional and Business
Services

Other Services

Mining, Logging,
Construction

Manufacturing

Leisure and Hospitality

Information

Government

Financial Activities

Education and Health
Services

Rank Company Rank Company Rank Company

18 Bank of America 296 Sonic Automotive 678 JELD-WEN

49 Lowe's 412 Albemarle 734 Brighthoue Financial

102 Nucor 503 CommScope 751 Dentsply Sirona

114 Honeywell 514 Ingersoll Rand 760 RXO

132 Truist 532 Coca Cola Consolidated 919 Curtiss-Wright

148 Duke Energy 603 Sealed Air

Source: Charlotte Regional Business Alliance

Charlotte-Area Fortune 1000 Headquarters
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Bank of America. Wells Fargo bank has its regional headquarters in Charlotte. Following is a list of 
Mecklenburg County’s largest non-governmental employers.  

 

Manufacturing has historically been a key element of Charlotte's economy. The region’s manufacturers 
are in many different fields, including non-electrical and electrical machinery, metal working and 

chemicals. Major manufacturers in the MSA represent every major NAICS category. The Charlotte 

Chamber and Regional Partnership have placed emphasis on high-tech, biotech and other knowledge-
based industries. An example is the continuing expansion of the 350-acre North Carolina Research 
Campus (NCRC), located in Kannapolis, which focuses on biotechnology related to food and 

nutrition. The NCRC includes several university-run research facilities and will have over 1 million SF 

of lab space when completed.  

REAL ESTATE 

Residential 
Historically, Charlotte’s growth in employment and population has created an ongoing demand for 

new housing, and residential building activity has kept pace with the growth. The most-recent building 
permit activity in Mecklenburg County (through September 2024) is shown on the accompanying 
graph:  

Company Company

1 Atrium Health 6 Charter Communications

2 Wells Fargo 7 Novant

3 Bank of America 8 Presbyterian Hospital

4 Amazon 9 Universal Protection Service

5 American Airlines 10 Harris-Teeter

Source: NC Department of Commerce, 2nd Q 2024 data.

Mecklenburg County
Top 10 Largest Non-Governmental Employers
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Charlotte has historically had a very active residential transaction market. The following graphic 

outlines recent key statistics for the Charlotte region, provided by the Charlotte Regional Realtor 

Association’s MLS service (Canopy): 

 

Listing volume is up 7.2% Year-to-Date 2024 versus a year ago. Median Sales Prices are up 3.9% over 

the same timeframe. The total number of homes for sale has been much better and is now up 33.6% 
from one year ago. There is 2.7 month’s supply of inventory available in the market, slightly improved 
from a year ago.  

     Source: themarketedge.com 

5-Year New Building Permit Trends
Mecklenburg Couny
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Commercial 
Charlotte’s commercial real estate markets are active and generally performing well. However, the 

office and multi-family segments have seen a significant uptick in vacancies, which is consistent with 
other similar-sized markets. There is a substantial amount of apartments under construction, leading 
to an upward-trending vacancy projection. Absorption is generally positive and lease rates continue to 
increase in all segments except for multi-family. The Industrial segment has experienced significant 

rent growth over the last 24 months. Vacancy rates for Retail have fluctuated little, within a few 
hundred basis points over the last 5 years. Office and Multi-Family are trending upward.  

The following table outlines key statistics for each segment of the commercial real estate market: 

 

CONCLUSIONS AND RECENT NEWS 

The Charlotte MSA region is home to of 2.85 million people in 11 counties, straddling the North 
Carolina-South Carolina state line. It is strategically located in the center of the East Coast, within a 
day's motor freight delivery to about 60% of the US population and over 60% of the nation’s industrial 

base. Positive characteristics for the region include a relatively low cost of doing business, a diversified 

industrial structure, and a rapidly growing population base due to in-migration.  

Recent regional new job announcements in the region are outlined in the following table. Most of the 
new employment is in advanced manufacturing.  

Q3 2024 Office

Inventory YTD 387,780,115 SF 138,403,637 SF 231,649 Units 153,669,240 SF

Vacancy Rate 8.7% 14.2% 12.8% 3.0%

Vacancy Rate One Year Ago 5.8% 12.7% 11.5% 2.7%

12 Month Net Absorption 1,818,037 SF (1,017,234) SF 12,000 Units (217,517) SF

Market Asking Rent $9.32 /SF $33.77 /SF $1,610 /Month $24.81 /SF

Market Rent One Year Ago $8.95 /SF $33.15 /SF $1,629 /Month $23.72 /SF

Indicated 12-Month Rent Growth 4.1% 1.9% -1.2% 4.6%

Under Construction 10,960,790 SF 1,406,469 SF 25,055 Units 638,952 SF

Indicated Expansion 2.8% 1.0% 10.8% 0.4%

Source: CoStar

Commercial Real Estate Segments Key Data

Industrial Multifamily Retail

Charlotte Market
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Charlotte Regional Business Reliance’s 3rd Quarter 2024 Growth Report has the following commentary 

regarding the economic performance for the region: 

“The Charlotte Region is still seeing positive economic growth, the CLT Alliance Research 

Team found. In the third quarter of 2024, the region had $23 million in capital investments 

and 86 announced jobs. The unemployment rate sat at 3.32%. 

LCI-Lineberger, a heavy civil contractor, is one of the companies adding jobs. In early 
September, the Lancaster County Department of Economic Development announced the 

company was expanding. LCI-Lineberger will invest $8 million to create at least 10 new jobs 

at its asphalt manufacturing facility in the KCH Industrial Park on Kershaw-Camden Highway. 

Part of the $8 million will also be invested in new equipment. LCI-Lineberger is headquartered 

in Lancaster County and already employs more than 100 people, the Lancaster County 
Department of Economic Development said.  

The company’s expansion is evidence of a healthy economic environment in the Charlotte 

Region. This year, 30 announced projects have resulted in 1,827 announced jobs and more 

than $663 million in capital investments. 

This quarter, South Carolina has announced nearly 1,300 jobs across the state. In North 
Carolina, that number tops 4,000. 

There are 66 active projects in the Charlotte Region that are projected to generate about 18,570 

new job opportunities. 

The region is attractive to investors. It has low corporate tax rates, a range of incentives for 

businesses, and a commitment to fostering a business-friendly environment. This makes the 

landscape appealing to both domestic and international companies interested in initiating or 
expanding their operations in the area, contributing to the ongoing economic vitality of the 

Charlotte Region.” 

County Company # New Jobs

Capital 
Invesment ($ 

Millions)

Iredell Corvid Technologies 54 $30.0

Iredell DEHN, Inc 195 $38.6

Stanly Flextol 11 $0.3

Gaston HEYCO-Werk USA, Inc 34 $12.7

Gaston Lynddhal Telecom America, Inc 54 $5.6

Iredell Maclean Curtis 14 $16.3

Lancaster LCI Lineberger 10 $8.0

Mecklenburg Octapharma Plasma, Inc -- $18.7

York Private Advisor Group 6 --

Mecklenburg Rhombus, Inc 7 --

Mecklenburg Siemens Energy 475 $149.0

Catawba Steel Warehouse 58 $27.0

Mecklenburg Verinext 8 --
Source: Charlotte Regional Business Alliance

Charlotte Region
Economic Development Announcements
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UNION COUNTY 

Union County is a part of the Charlotte MSA, bordering Mecklenburg County to the northwest. 
Primary municipalities in Union County are Monroe, Indian Trail, Weddington, and Waxhaw. Indian 

Trail, Weddington, and Waxhaw benefit from proximity to Mecklenburg County. Monroe is about 25 
miles southeast of the Charlotte CBD. The areas in the east and south of the county are rural. 

UNION COUNTY 

 

Regional accessibility for Union County is good. The county is bisected by US Highways 74 and 601, 

which intersect in Monroe. US Highway 74 runs southeast from Charlotte to Wilmington. This heavily 
traveled thoroughfare is the primary east-west route in this part of the state, linking Union County to 
the surrounding region. The Monroe Bypass/Expressway, a toll road bypass from Stallings to 

Wingate, was completed late in 2018 and is shown on the following map. This expressway is helping 

to alleviate chronic traffic congestion along US Highway 74. 
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MONROE BYPASS/EXPRESSWAY 

 

DEMOGRAPHIC TRENDS 

Union County has an estimated 2024 population of 257,691, with an average projected annual growth 

rate of 1.6% from 2020 through 2029. Union County’s income levels and housing values are above 

that of the MSA. Median home values are projected to increase 3.7% annually in Union County for 
the next 5 years, which is similar to the MSA. Slightly less than 80% of the county’s housing units are 
owner-occupied. The accompanying table outlines general demographic data for the Town of 

Wingate, City of Monroe, and Union County, in comparison to the MSA: 
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ECONOMY 

Like most places, unemployment in Union County peaked in 2020 during the coronavirus pandemic 
and began to decline and level out in 2021-2022. The following graph is a comparison of 

unemployment rates for the last 10 years for the US, North Carolina, Charlotte MSA, and Union 
County: 

Town of City of Union Charlotte
Wingate Monroe County MSA

Population

2029 Projection 4,018 40,150 275,741 3,026,237

2024 Estimate 4,034 37,350 257,691 2,851,936

2020 Census 4,116 34,563 238,267 2,660,329

2010 Census 3,547 32,881 201,295 2,243,837

Annual % Change 2010-2024 0.9% 0.9% 1.8% 1.7%

Projected Annual % Change 2020-2029 -0.3% 1.7% 1.6% 1.4%

Households

2029 Projection 930 14,240 93,502 1,198,368

2024 Estimate 931 13,224 56,998 1,116,721

2020 Census 939 12,162 80,167 1,034,018

2010 Census 961 11,153 67,866 858,450

Annual % Change 2010-2024 -0.2% 1.2% -1.2% 1.9%

Projected Annual % Change 2020-2029 -0.1% 1.8% 1.7% 1.7%

2024 Average Household Size 4.3 2.8 4.5 2.6

Median Household Income

2029 Projection $73,157 $82,585 $114,902 $96,271

2024 Estimate $59,649 $70,224 $100,630 $81,494

Projected Annual % Change 2024-2029 4.2% 3.3% 2.7% 3.4%

2029 Projection $548,272 $418,418 $533,551 $447,193

2024 Estimate $278,814 $332,495 $444,654 $373,787

Projected Annual % Change 2024-2029 14.5% 4.7% 3.7% 3.7%

2024 Owner-Occupied 60.3% 59.2% 78.3% 61.2%

2024 Renter-Occupied 30.2% 34.7% 17.2% 32.2%

% Vacant 9.5% 6.1% 4.5% 6.6%

Source: US Census Bureau, Census 2010 and 2020.  ESRI  estimates and forecasts for 2024 and 2029.

Demographic Summary

Median Owner-Occupied Housing Values 

Housing Summary
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According to the North Carolina Department of Commerce, Division of Employment Security data, 
employment in Union County grew at an average of 1.7% per year from 2020 to 2024, with an 
average unemployment rate of 3.2%. The following table outlines employment trends for Union 

County: 

 

Employment within Union County is dominated by the Service-Providing sector, which comprises 
approximately 35% of all employed persons. Goods-Producing accounts for approximately 16%, with 

Trade, Transportation, and Utilities at approximately 10% and Education and Health Services at 

approximately 9%, as shown below:  

Note: Data is from December of each year, not seasonally adjusted.

Source: Bureau of Labor Statistics
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Union MSA NC US

Year Employment Growth (Jobs) % Growth
Unemployment 

Rate

2020 114,253 -5,346 -4.5% 4.7%

2021 123,744 9,491 8.3% 2.7%

2022 126,494 2,750 2.2% 2.8%

2023 128,230 1,736 1.4% 2.9%

2024 129,794 1,564 1.2% 2.9%

Average 2020-2024 124,503 2,039 1.7% 3.2%

Note: Annual data is from December of each year, unadjusted.

Source: NC Department of Commerce, Division of Employment Security

5-Year Employment Trends
Union County
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According to the NC Department of Commerce, Labor & Economic Analysis, the 10 largest 
employers in Union County are as follows, listed by number employed: 

 

CONCLUSION 

Union County and the surrounding Charlotte metropolitan area have increasingly diversified 
economies. Both population and labor force are trending upward. With a commitment to 
infrastructure expansion, including the Monroe Bypass and the continuing outward growth from inner 

Charlotte, Union County is poised for growth.  

Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages, Q2 2024

Employment by Industry,  Proportionate Share

Union County

0% 10% 20% 30% 40%

Goods-Producing

Natural Resources and Mining

Construction

Manufacturing

Service-Providing

Trade, Transportation and Utilities

Information

Financial Activities

Professional and Business Services

Education and Health Services

Leisure and Hospitality

Other Services

Public Administration

Company Industry # Employed

Union Co Schools Education 1,000+

Union County Public Administration 1,000+

ATI Specialty Materials Manufacturing 1,000+

Tyson Farms Manufacturing 1,000+

Harris Teeter Retail 1,000+

Utility Lines Construction Construction 1,000+

Wal-Mart Retail 500-999

City of Monroe Public Administration 500-999

Charlotte-Mecklenburg Hospital Authority Healthcare 500-999

Pilgrims Pride Manufacturing 500-999

Source: NC Dept of Commerce, Q2 2024

Union County Largest Employers
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NEIGHBORHOOD ANALYSIS 

The Dictionary of Real Estate Appraisal, 7th Edition, 2022, page 130, defines a neighborhood as "a group of 

complementary land uses; a congruous grouping of inhabitants, buildings, or business enterprises." 

LOCATION/BOUNDARIES 

The subject is located approximately 7 miles northeast of Monroe in the unincorporated portion of 
Union County. The neighborhood is a rural area that is comprised primarily of residential and 

agricultural users. There is vacant land available for new development. The following map shows the 
neighborhood boundaries and location of the subject within the neighborhood: 

NEIGHBORHOOD MAP 

 

ACCESSIBILITY 

Primary access to the neighborhood is provided by the US-74 Bypass, which is located immediately 
south of the neighborhood. Secondary access is provided by Monroe-Ansonville/Ansonville Road, 
Mills Harris Road, McIntyre Road, Olive Branch Road and East Lawyers Road. Access to the 

neighborhood is good.  
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UTILITIES 

The majority of the subject neighborhood has private wells and septic system with access to electricity, 

natural gas, and telecommunications services provided by private companies. 

LAND USE PATTERN/DEVELOPMENT ACTIVITY 

The neighborhood is a rural area that is comprised primarily of residential and agricultural users. There 
is vacant land available for new development. There are no known zoning changes or applications for 

change that would have a negative impact in the neighborhood. The zoning districts and land use 
pattern are compatible. 

NEIGHBORHOOD LAND USE 

  

BUILT-UP/LIFE CYCLE 

The surrounding neighborhood is approximately 20% built up with vacant land available for new 
development. The majority of vacant land in the neighborhood is used for agricultural purposes. 
Considering the life cycles that neighborhoods have, growth, stability, decline and revitalization--the 

subject neighborhood is in a stable/slight decline stage.  

Residential 

Agricultural 

Residential 

Residential 

Residential 

Agricultural 

Agricultural 

170



 

F O R T E N B E R R Y  L A M B E R T ,  I N C .   4 2  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  NC 

ENVIRONMENTAL CHARACTERISTICS 

The primary environmental characteristics to be considered are any nuisances or hazards as a result of 

land uses within the subject neighborhood. The appraisers are unqualified to determine the existence 
of hazardous materials; however, based on an inspection of the area, this report assumes there are no 
adverse nuisances or hazards that would impact property values in a negative way. 

DEMOGRAPHICS 

The accompanying table summarizes past, current and projected demographics for the neighborhood. 
Town of Wingate, City of Monroe, Union County, and MSA data is shown for comparison. The 
demographic profile for the neighborhood indicates incomes that are similar to the City of Monroe 
and below Union County and the MSA. Owner-occupied housing values are below the Town of 

Wingate and Union County but above the City of Monroe and MSA. The neighborhood has 
historically remained a slow growth/stable area with a slight amount of decline, primarily due to the 
rural nature of the area. Population growth is forecasted to decline slightly through 2029.  

 

Town of City of Union Charlotte
Neighborhood Wingate Monroe County MSA

Population

2029 Projection 509 4,018 40,150 275,741 3,026,237

2024 Estimate 510 4,034 37,350 257,691 2,851,936

2020 Census 540 4,116 34,563 238,267 2,660,329

2010 Census 531 3,547 32,881 201,295 2,243,837

Annual % Change 2010-2024 -0.3% 0.9% 0.9% 1.8% 1.7%

Projected Annual % Change 2020-2029 -0.7% -0.3% 1.7% 1.6% 1.4%

Households

2029 Projection 183 930 14,240 93,502 1,198,368

2024 Estimate 182 931 13,224 56,998 1,116,721

2020 Census 180 939 12,162 80,167 1,034,018

2010 Census 166 961 11,153 67,866 858,450

Annual % Change 2010-2024 0.7% -0.2% 1.2% -1.2% 1.9%

Projected Annual % Change 2020-2029 0.2% -0.1% 1.8% 1.7% 1.7%

2024 Average Household Size 2.8 4.3 2.8 4.5 2.6

Median Household Income

2029 Projection $84,344 $73,157 $82,585 $114,902 $96,271

2024 Estimate $70,822 $59,649 $70,224 $100,630 $81,494

Projected Annual % Change 2024-2029 3.6% 4.2% 3.3% 2.7% 3.4%

2029 Projection $500,000 $548,272 $418,418 $533,551 $447,193

2024 Estimate $263,542 $278,814 $332,495 $444,654 $373,787

Projected Annual % Change 2024-2029 13.7% 14.5% 4.7% 3.7% 3.7%

2024 Owner-Occupied 64.7% 60.3% 59.2% 78.3% 61.2%

2024 Renter-Occupied 24.5% 30.2% 34.7% 17.2% 32.2%

% Vacant 10.8% 9.5% 6.1% 4.5% 6.6%

Source: US Census Bureau, Census 2010 and 2020.  ESRI  estimates and forecasts for 2024 and 2029.

Demographic Summary

Median Owner-Occupied Housing Values 

Housing Summary
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CONCLUSION 

The subject is located approximately 7 miles northeast of Monroe in the unincorporated portion of 

Union County. The neighborhood is a rural area that is comprised primarily of residential and 
agricultural users. There is vacant land available for new development. The neighborhood has 
historically remained a slow growth/stable area with a slight amount of decline, primarily due to the 
rural nature of the area. Population growth is forecasted to decline slightly through 2029. The subject 

neighborhood is in a stable/slight decline stage.  
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RESEARCH PUBLICATION SUMMARY 

In the past, as well as currently for this assignment, we have researched various articles, essays, and 
publications regarding transmission lines and substations, and their potential impact on real estate 

values on nearby properties.  

Typical variables considered control variables such as structural i.e., housing size, age of home, 
occupancy, lot size, and construction materials. The other set of variables include things such as the 
economy, neighborhood characteristics, environmental conditions, accessibility, and position in a 

neighborhood.  

Results for the impact on real estate values derived from the studies varied from positive to negative. 
Regarding the negative impact, especially for substations, it was less than 3%, and that depended on 
proximity to the substation and/or transmission line. This is believed to be minimal. Considering the 

subject’s rural location and its proposed siting on the eastern portion of the property with heavy 

buffering, and the surveys’ results, property values will not be impacted by the proposed substation. 

Regarding health concerns, one article reported that after nearly 40 years of research, there is no clear 
indication that the magnetic fields, or some other factor to do with being near a power line has any 

effects on health. The level of EMF’s should not be any more than what would be found in a home.  
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FINDINGS OF FACT 

There are five findings of fact and assumptions that are considered by the Union County Board of 
Adjustment. This report assumes UPC will meet all performance standards and that all zoning, and/or 

governmental regulations, will be met. For UPC to win approval, the following criteria will have to be 
met per the Zoning Ordinance. 

1. The proposed use and development comply with all regulations and standards generally applicable within the zoning 
district and specifically applicable to the particular type of special use. 

This report assumes that the proposed use will meet all regulations and conditions set forth by the 
county, state, and federal government. The proposed use will be in harmony with the area. 

2. The proposed development will not materially endanger the public health or safety. Considerations:  

a. Traffic conditions in the vicinity, including the effect of additional traffic on streets and street intersections, 
sight lines at street intersections and curb cuts;  

b. Provision of services and utilities, including sewer, water, electrical, garbage collections and fire protection;  

c. Soil erosion and sedimentation; and 

d. Protection of public, community, or private water supplies, including possible adverse effects on surface 
waters or groundwater. 

It is assumed that Union Power Cooperative (UPC) will adhere to the American National Standard 
(ANSI) National Electrical Safety Code, ANSI/IEEE as well as the Occupational Safety and Health 
Administration regulations. UPC has had a long history of operation in this area and has complied 
with all local and state laws. It is assumed UPC will continue to operate in the same professional 

manner.  

As the substation will be unmanned, no public utilities will be required to operate and maintain the 
facility. Water, sewer and garbage collection will not be required. The proposed substation will not 
create additional traffic and will have a minimal impact, if any on vehicular traffic. Regarding “Item 

B” above, the new substation will increase electrical capacity for the area to meet increasing demand.  

Regarding soil erosion/sedimentation, the UPC will abide by the guidelines detailed in the North 
Carolina Sediment and Erosion Control to minimize site disturbance, control water runoff, and 
stabilize graded slopes. UPC will also implement an SPCC oil spill prevention plan. 

A 30-foot stream buffer is located along both sides of Jack’s Branch, which is located through the 

eastern portion of the site. Additionally, wetlands are located on the site. Based on the proposed site 
plan, the substation will not impact the existing buffer or wetlands. 
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As the appraisers are not experts in the field of public health or safety, they are unable to provide a 
professional opinion regarding this criterion. However, based on the above, it is assumed the proposed 

use will adhere to all regulations. It is assumed that Electromagnetic field (EMF) and noise levels will 
not exceed ambient levels found outside the property. 

Lastly, UPC will install a farm gate to prevent local traffic from entering the property. Per Standard 
Operating Standards, security fencing, with barbed wire will be placed around the substation 

infrastructure. Gates to the property and the substation itself will be locked all the time. 

3. The proposed development will not substantially injure the value of abutting property, or is a public necessity. welfare.  

The proposed substation will be set back approximately 2,950 feet from Ansonville Road, which is 
the closest public roadway, and will have a large, wooded buffer. The substation will be in keeping 
with the rural nature of the neighborhood. An existing 68-foot-wide Duke Energy right-of-way and 

transmission line extend from the site’s southeastern boundary to the site’s northwestern boundary. 

The proposed substation will be located immediately north of the existing transmission line on the 
eastern portion of the site. 

As previously discussed in the Neighborhood section of the report, ESRI projects home values to 

increase at a healthy average of 13.7% per year, which is slightly below that of the Town of Wingate, 

which is projected to grow at an average of 14.5% per year. The 2024 estimated median owner-
occupied housing value in the neighborhood is $263,542, which is projected to increase to $500,000 
in 2029. As shown in the following tables, within a 3-mile radius of the proposed Wingate substation, 

median sale prices of single-family homes have generally increased over the past 5 years. Sale prices 

of acreage/farmland fluctuates annually; primarily due to the low number of sales for this property 
type. 

 

Year Number of Sales Median Closed Price

2020 63 $249,500

2021 71 $295,360

2022 61 $310,000

2023 39 $330,000

2024 32 $357,500

Average 2020-2024 53 $308,472

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Proposed Wingate Substation (3 Mile Radius)
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Realtors from National Land, Haymond Properties, the Moser Group and Dean Harrell who are active 
in land sale and development in Union County were contacted to discuss the potential impact of 
building a substation. After explaining the location and plans for the subject, especially buffering, most 
believed it would not have a negative impact on nearby property values. One felt a substation could 

have an undesirable impact. This broker specified that visibility to adjoining properties was an 

important factor. He stated that “if you can see it, it’s a problem.” He also cited the public’s perception 
of potential health problems due to EMF’s. When the broker spoke of EMF’s, he mainly referred to 
large transmission wires and not substations. 

When asked if the brokers knew of a situation where development of a substation impacted property 

values, none did. All stated that there are a lot of variables that need to be considered, such as visibility, 
if transmission lines already exist, the way the substation is sited on the property, and if there is 
sufficient buffer. All felt buffering was critical. Also, most felt being in a largely residential/rural 

location was helpful. 

COMPARABLE SUBSTATIONS 

A sample of substations similar as to what is proposed on the subject were researched to see if there 
were any indications that the substation impacted property values nearby, assuming all other factors 

remain equal. Following is a synopsis for each comparable.  

  

Year Number of Sales Median Closed Price

2020 5 $116,000

2021 11 $198,358

2022 6 $260,000

2023 2 $120,000

2024 2 $677,500

Average 2020-2024 5 $274,372

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Proposed Wingate Substation (3 Mile Radius)
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OVERALL LOCATION MAP OF COMPARABLE SUBSTATIONS 
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PARKWOOD SUBSTATION 

 

AERIAL VIEW  

 

VIEW FROM LANCASTER HWY 
 

Union Power Cooperative’s Parkwood substation was constructed in 2023/2024 and replaced an older 
facility. The area surrounding the Parkwood substation is rural and agricultural, similar to the area 

surrounding the proposed Wingate substation. As shown in the following tables, within a 3-mile radius 

of the Parkwood substation, median sale prices of single-family homes have generally increased over 
the past 5 years. Sale prices of acreage/farmland fluctuates annually; primarily due to the low number 
of sales for this property type. The information shown in the tables below indicates that the market 

in this area remained generally healthy and it is not likely that the substation or other factors negatively 

impacted property values. 

 
 

  

Year Number of Sales Median Closed Price

2020 54 $288,975

2021 64 $345,000

2022 71 $430,000

2023 44 $487,500

2024 50 $471,500

Average 2020-2024 57 $404,595

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Parkwood Substation (3 Mile Radius)

Year Number of Sales Median Closed Price

2020 10 $105,000

2021 13 $132,500

2022 3 $430,000

2023 2 $289,950

2024 3 $300,000

Average 2020-2024 6 $251,490

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Parkwood Substation (3 Mile Radius)
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TRINITY SUBSTATION 

 

AERIAL VIEW  

 

VIEW FROM WALTERS MILL RD 
 
Union Power Cooperative’s Trinity substation is a new substation that replaced an older facility in 

2019. The area surrounding the Trinity substation is rural and agricultural, similar to the area 
surrounding the proposed Wingate substation. As shown in the following tables, within a 3-mile radius 

of the Trinity substation, median sale prices of single-family homes have generally increased over the 

past 5 years. Sale prices of acreage/farmland fluctuates annually; primarily due to the low number of 
sales for this property type. The information shown in the tables below indicates that the market in 
this area remained generally healthy and it is not likely that the substation or other factors negatively 

impacted property values. 

 

  

Year Number of Sales Median Closed Price

2020 12 $210,000

2021 21 $260,000

2022 13 $350,000

2023 19 $389,500

2024 9 $339,000

Average 2020-2024 15 $309,700

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Trinity Substation (3 Mile Radius)

Year Number of Sales Median Closed Price

2020 1 $30,000

2021 2 $451,788

2022 4 $122,500

2023 2 $728,300

2024 2 $485,000

Average 2020-2024 2 $363,518

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Trinity Substation (3 Mile Radius)
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HEMBY BRIDGE SUBSTATION 

 

AERIAL VIEW  

 

VIEW FROM RIDGE RD 
 
The Hemby Bridge substation was built in 2008, and based on historical maps, there was no substation 

at or near this location prior to its development. The Hemby Bridge substation is located in a more 
populated/suburban area, similar to the Will Plyler and Willoughby substations, as compared to the 

proposed Wingate substation. The substation is heavily buffered and difficult to see from the road, 

with the exception of the entrance drive. As shown in the following tables, within a 3-mile radius of 
the Hemby Bridge substation, median sale prices of single-family homes have generally increased over 
the past 5 years. Sale prices of acreage/farmland fluctuates annually; primarily due to the low number 

of sales for this property type. The information shown in the tables below indicates that the market 

in this area remained generally healthy and it is not likely that the substation or other factors negatively 
impacted property values. 

 

  

Year Number of Sales Median Closed Price

2020 259 $312,900

2021 275 $361,612

2022 189 $464,456

2023 183 $478,250

2024 143 $482,000

Average 2020-2024 210 $419,844

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Hemby Bridge Substation (3 Mile Radius)

Year Number of Sales Median Closed Price

2020 11 $300,000

2021 18 $201,750

2022 4 $467,500

2023 7 $183,904

2024 2 $87,250

Average 2020-2024 8 $248,081

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Hemby Bridge Substation (3 Mile Radius)
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WILL PLYLER SUBSTATION 

 

AERIAL VIEW  

 

VIEW FROM WILL PLYLER RD 
 
The Will Plyler substation was built around 2008, and is a more populated/suburban area, similar to 

the Hemby Bridge and Willoughby substations, and more populated than the proposed Wingate 
substation. The substation is heavily buffered and difficult to see from the road, with the exception of 
the entrance drive. As shown in the following tables, within a 3-mile radius of the Will Plyler 
substation, median sale prices of single-family homes have generally increased over the past 5 years. 

Sale prices of acreage/farmland fluctuates annually; primarily due to the low number of sales for this 

property type. The information shown in the tables below indicates that the market in this area 
remained generally healthy and it is not likely that the substation or other factors negatively impacted 
property values. 

 

  

Year Number of Sales Median Closed Price

2020 612 $483,500

2021 554 $599,945

2022 441 $701,000

2023 325 $739,000

2024 335 $795,000

Average 2020-2024 453 $663,689

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Will Plyler Substation (3 Mile Radius)

Year Number of Sales Median Closed Price

2020 7 $250,000

2021 15 $330,000

2022 9 $400,000

2023 2 $940,000

2024 4 $345,000

Average 2020-2024 7 $453,000

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Will Plyler Substation (3 Mile Radius)
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MT. PLEASANT SUBSTATION 

 

AERIAL VIEW  

 

VIEW FROM MT PLEASANT RD SOUTH 
 
The Mt. Pleasant substation was built around 2015. As shown in the following tables, within a 3-mile 
radius of the Mt. Pleasant substation, median sale prices of single-family homes have generally 
increased over the past 5 years. Sale prices of acreage/farmland fluctuates annually; primarily due to 

the low number of sales for this property type. The information shown in the tables below indicates 

that the market in this area remained generally healthy and it is not likely that the substation or other 
factors negatively impacted property values. 

 

 
  

Year Number of Sales Median Closed Price

2020 78 $275,000

2021 79 $295,000

2022 54 $312,250

2023 48 $319,950

2024 41 $409,000

Average 2020-2024 60 $322,240

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Mt Pleasant Substation (3 Mile Radius)

Year Number of Sales Median Closed Price

2020 3 $65,000

2021 5 $160,000

2022 7 $225,000

2023 8 $220,000

2024 3 $72,000

Average 2020-2024 5 $148,400

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Mt Pleasant Substation (3 Mile Radius)

182



 

F O R T E N B E R R Y  L A M B E R T ,  I N C .   5 4  P R O P O S E D  W I N G A T E  S U B S T A T I O N  
U N I O N  C O U N T Y ,  NC 

WILLOUGHBY SUBSTATION 

 

AERIAL VIEW  

 

VIEW FROM WATKINS RD 
 
The Willoughby substation was built in 2022/2023, and is a more populated/suburban area, similar 

to the Hemby Bridge and Will Plyler substations, and more populated than the proposed Wingate 
substation. As shown in the following tables, within a 3-mile radius of the Willoughby substation, 

median sale prices of single-family homes have generally increased over the past 5 years. Sale prices 

of acreage/farmland fluctuates annually; primarily due to the low number of sales for this property 
type. The information shown in the tables below indicates that the market in this area remained 
generally healthy and it is not likely that the substation or other factors negatively impacted property 

values. 

 

  

Year Number of Sales Median Closed Price

2020 353 $243,000

2021 433 $320,000

2022 424 $381,750

2023 249 $375,000

2024 377 $402,684

Average 2020-2024 367 $344,487

Source: CMLS

5-Year Historical Home Sales & Median Sale Prices
Willoughby Substation (3 Mile Radius)

Year Number of Sales Median Closed Price

2020 1 $425,000

2021 1 $1,250,000

2022 3 $89,000

2023 5 $285,000

2024 2 $991,500

Average 2020-2024 2 $608,100

Source: CMLS

5-Year Historical Acreage/Farmland Sales & Median Sale Prices
Willoughby Substation (3 Mile Radius)
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4. The proposed development will be in harmony with the area in which it is located.  

The property and a majority of the neighborhood are zoned RA-200, which is intended for low density 
residential, agricultural, and institutional users. Much of the neighborhood consists of agricultural land, 

with rural residential uses as well. The proposed substation is to be located in this area to avoid being 
close to higher densities, particularly single-family residential development.  

There are existing distribution and transmission lines on the site as well as transmission towers. As 
one of the brokers interviewed stated, the existence of large transmission lines should have little effect 

on buyers. One of the studies commented that large easements for power lines are often used for 
park, bike paths, or open space and some believe that is desirable. The existing lines will be connected 
to the proposed substation. This is more efficient and has no impact on other property owners or 
environmentally sensitive areas.  

5. The proposed development will be in general conformity with the comprehensive plan. 

The Adopted Union County 2050 Land Use Map is included on the following page. The County 
intends to have rural residential and agricultural uses in the subject’s neighborhood. Under the RA-
200 zoning, a substation is listed as a Special Use and a permit is required. The proposed substation 

will be located approximately 2,500 feet north of Ansonville Road and will maintain a large, wooded 

buffer along the perimeter, which will preserve the agricultural nature of the area. The majority of the 
surrounding land users are agricultural or homes on larger tracts of land. 
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ADOPTED UNION COUNTY 2050 LAND USE MAP 
 

 

 

  

Subject 
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CONCLUSION 

Based on our research, use of a portion of the site for development of a substation will maintain or 

enhance the value of contiguous property, and will not violate the neighborhood character or adversely 
affect surrounding land uses. Additionally, the proposed substation will comply with the general plan 
for the physical development of the County as embodied in the Union County Development 
Ordinance and/or in the Future Land Use Plan.  

Thank you for the opportunity to be of service, and if any information or clarification is needed, please 
do not hesitate to contact us.  

Sincerely,  

 
 

Sarah E Lak 
North Carolina State Registered Trainee Appraiser #T5345 

Mark T Lambert, MAI, AI-GRS 
North Carolina State Certified General Appraiser #A3572 

  
704-375-1032 x 705 704-650-6271 
sarah@fortenberrylambert.com mark@fortenberrylambert.com 
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ADDENDA
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ASSUMPTIONS AND LIMITING CONDITIONS 
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This appraisal report has been made with the following general assumptions and limiting conditions: 
 
LIMIT OF LIABILITY 
The liability of Fortenberry Lambert, Inc. is limited only to the client. Further, there is no 
accountability, obligation, or liability to any third party. If this report is placed in the hands of anyone 
other than client, the client shall make such party aware of all limiting conditions and assumptions of 
the assignment and related discussions. Further, client will forever indemnify and hold Fortenberry 
Lambert, Inc., its officers, and employees harmless from any claims by third parties related in any 
way to the appraisal. Third parties shall include limited partners of client if client is a partnership and 
stockholders of client if client is a corporation, and all lenders, tenants, past owners, successors, 
assigns, transferees, and spouses of client. Fortenberry Lambert, Inc. will not be responsible for any 
costs incurred to discover or correct any deficiencies of any type present in the property, physically, 
financially, and/or legally. 

COPIES, DISTRIBUTION, USE OF REPORT 
Possession of this report or any copy of this report does not carry with it the right of publication, nor 
may it be used for other than its intended use; the physical report remains the property of Fortenberry 
Lambert, Inc. for the use of the client, the fee being for the analytical services only. 

The bylaws and regulations of the Appraisal Institute require each member and candidate to control 
the use and distribution of each report signed by such member or candidate; except, however, the 
client may distribute copies of this report in its entirety to such third parties as he may select; however, 
selected portions of this report shall not be given to third parties without the prior written consent of 
the signatories of this report. Neither all nor any part of this report shall be disseminated to the general 
public by the use of advertising media, public relations, news, sales or other media for public 
communication without the prior written consent of Fortenberry Lambert, Inc.. 

CONFIDENTIALITY 
This report is to be used only in its entirety and no part is to be used without the whole report. All 
conclusions and opinions concerning the analysis as set forth in the report were prepared by 
Fortenberry Lambert, Inc. whose signatures appear on the report. No change of any item in the 
report shall be made by anyone other than Fortenberry Lambert, Inc.. Fortenberry Lambert, Inc. 
shall have no responsibility if any such unauthorized change is made.  

Fortenberry Lambert, Inc. may not divulge the material contents of the report, analytical findings 
or conclusions, or give a copy of the report to anyone other than the client or his designee as specified 
in writing except as may be required by the Appraisal Institute as they may request in confidence for 
ethics enforcement, or by a court of law or body with the power of subpoena. 

TRADE SECRETS 
This report was obtained from Fortenberry Lambert, Inc. and consists of "trade secrets and 
commercial or financial information" which is privileged and confidential and exempted from 
disclosure under 5 USC. 552 (b) (4) of the Uniform Commercial Code Fortenberry Lambert, Inc. 
shall be notified of any request to reproduce this report in whole or in part.  

INFORMATION USED 
The information furnished by others is believed to be reliable. However, no warranty is given for its 
accuracy. 

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR REPORT SERVICES 
The contract for report, consultation, or analytical service is fulfilled and the total fee payable upon 
completion of the report, unless otherwise specified. Fortenberry Lambert, Inc. or those assisting 
in preparation of the report will not be asked or required to give testimony in court or hearing because 
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of having made the report, in full or in part, nor engage in post report consultation with client or third 
parties except under separate and special arrangement and at an additional fee. If testimony or 
deposition is required because of any subpoena, the client shall be responsible for any additional time, 
fees, and charges, regardless of issuing party.  

EXHIBITS 
The illustrations and maps in this report are included to assist the reader in visualizing the property 
and are not necessarily to scale. Various photographs, if any, are included for the same purpose as of 
the date of the photographs. Site plans are not surveys unless so designated.  

LEGAL, ENGINEERING, FINANCIAL, STRUCTURAL OR MECHANICAL NATURE, HIDDEN 

COMPONENTS, SOIL 
No responsibility is assumed for matters legal in character or nature, nor matters of survey, or of any 
architectural, structural, mechanical, or engineering nature. No opinion is rendered as to the title, 
which is presumed to be good and marketable. The property is appraised as if free and clear, unless 
otherwise stated in particular parts of the report. The legal description is assumed to be correct as used 
in this report as furnished by the client, his designee or as derived by Fortenberry Lambert, Inc..  

Fortenberry Lambert, Inc. has inspected as far as possible, by observation, the land and the 
improvements; however, it was not possible to personally observe conditions beneath the soil, or 
hidden structural, mechanical or other components, and Fortenberry Lambert, Inc. shall not be 
responsible for defects in the property which may be related. 

The report is based on there being no hidden, unapparent, or apparent conditions of the property site, 
subsoil or structures or toxic materials which would render it more or less valuable. No responsibility 
is assumed for any such conditions or for any expertise or engineering to discover them. All 
mechanical components are assumed to be in operable condition and status standard for properties 
of the subject type. Conditions of heating, cooling, ventilation, electrical, and plumbing equipment are 
considered to be commensurate with the condition of the balance of the improvements unless 
otherwise stated. 

If Fortenberry Lambert, Inc. has not been supplied with a termite inspection, survey or occupancy 
permit, no responsibility or representation is assumed or made for any costs associated with obtaining 
same or for any deficiencies discovered before or after they are obtained. No representation or 
warranties are made concerning obtaining the above-mentioned items.  

Fortenberry Lambert, Inc. assumes no responsibility for any costs or consequences arising due to 
the need, or the lack of need, for flood hazard insurance. An agent for The Federal Flood Insurance 
Program should be contacted to determine the actual need for Flood Hazard Insurance. 

LEGALITY OF USE 
The report is based on the premise that there is full compliance with all applicable federal, state and 
local environmental regulations and laws unless otherwise stated in the report; further, that all 
applicable zoning, building and use regulations, and restrictions of all types have been complied with 
unless otherwise stated in the report. Further, it is assumed that all required licenses, consents, permits, 
or other legislative or administrative authority, local, state, federal and/or private entity or organization 
have been or may be obtained or renewed for any use considered in the value estimate. 

COMPONENT VALUES 
The distribution of the total valuation in this report between land and improvements applies only 
under the existing program of utilization. The separate valuations for land and building must not be 
used in conjunction with any other report and are invalid if so used.  
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AUXILIARY AND RELATED STUDIES 
No environmental or impact studies, special market study or analysis, highest and best use analysis, 
study or feasibility study has been required or made unless otherwise specified in an agreement for 
services or in the report. 

DOLLAR VALUES, PURCHASING POWER 
The market value estimated and the costs used are as of the date of the estimate of value, unless 
otherwise indicated. All dollar amounts are based on the purchasing power and price of the dollar as 
of the date of the value estimate.  

INCLUSIONS 
Furnishings and equipment or personal property or business operations, except as specifically 
indicated and typically considered as a part of real estate, have been disregarded with only the real 
estate being considered in the value estimate, unless otherwise stated. In some property types, business 
and real estate interests and values are combined. 

PROPOSED IMPROVEMENTS, CONDITIONAL VALUE 
Improvements proposed, if any, onsite or offsite, as well as any repairs required, are considered for 
purposes of this report to be completed in a timely, good and workmanlike manner, according to 
information submitted and/or considered by Fortenberry Lambert, Inc.. In cases of proposed 
construction, the report is subject to change upon inspection of property after construction is 
completed.  

VALUE CHANGE, DYNAMIC MARKET, INFLUENCES, ALTERATION OF ESTIMATE 
The estimated value, which is defined in the report, is subject to change with market changes over 
time. Value is highly related to exposure, time, promotional effort, terms, motivation, and conditions 
surrounding the offering. The value estimate considers the productivity and relative attractiveness of 
the property physically and economically in the marketplace.  

In cases of reports involving the capitalization of income benefits, the estimate of market value or 
investment value or value in use is a reflection of such benefits and Fortenberry Lambert, Inc.’s 
interpretation of income and yields and other factors derived from general and specific client and 
market information. Such estimates are as of the date of the estimate of value; thus, they are subject 
to change as the market and value is naturally dynamic. 

The "estimate of market value" in the report is not based in whole or in part upon the race, color, or 
national origin of the present owners or occupants of the properties in the vicinity of the property 
appraised. 

REPORT AND VALUE ESTIMATE 
Report and value estimates are subject to change if physical or legal entity or financing differ from 
that envisioned in this report. 

MANAGEMENT OF THE PROPERTY 
It is assumed that the property that is the subject of this report will be under prudent and competent 
ownership and management. 

HAZARDOUS MATERIALS 
Unless otherwise stated in this report, the existence of hazardous substances, including without 
limitation, asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which 
may or may not be present on the property, or other environmental conditions, were not called to the 
attention of nor did Fortenberry Lambert, Inc. become aware of such during their inspection. 
Fortenberry Lambert, Inc. had no knowledge of the existence of such materials on or in the property 
unless otherwise stated. Fortenberry Lambert, Inc., however, is not qualified to test such substances 
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or conditions. If the presence of such substances such as asbestos, urea formaldehyde foam insulation, 
or other hazardous substances or environmental conditions, may affect the value of the property, the 
value estimate is predicated on the assumption that there is no such condition on or in the property 
or in the proximity that it would cause a loss in value. No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them.  

SOIL AND SUBSOIL CONDITIONS 
Unless otherwise stated in this report, Fortenberry Lambert, Inc. does not warrant the soil or subsoil 
conditions for toxic or hazardous waste materials. Where any suspected materials might be present, 
we have indicated in the report; however, Fortenberry Lambert, Inc. are not experts in this field and 
recommend appropriate engineering studies to monitor the presence or absence of these materials. 

AMERICANS WITH DISABILITIES ACT (ADA) 
Fortenberry Lambert, Inc. has not made a specific compliance survey and analysis of this property 
to determine whether or not it is in conformity with the various detailed requirements of the 
Americans with Disabilities Act ("ADA"), which became effective January 26, 1992. It is possible that 
a compliance survey of the property together with a detailed analysis of the requirements of the ADA 
could reveal that the property is not in compliance with one or more of the requirements of the Act. 
If so, this fact could have a negative effect upon the value of the property. Since Fortenberry 
Lambert, Inc. has no direct evidence relating to this issue, we did not consider possible non-
compliance with the requirements of ADA in estimating the value of the property." 
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DEED/LEGAL DESCRIPTION 
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TAX CARD 
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QUALIFICATIONS AND LICENSES 
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QUALIFICATIONS 
 

Sarah E. Lak 
Fortenberry Lambert, Inc. 

1213 West Morehead Street, 5th Floor, Charlotte, North Carolina 28208 
Phone: (704)375-1032    sarah@fortenberrylambert.com  

 
EDUCATIONAL BACKGROUND 
 
Grand Canyon University Phoenix, Arizona  

Business Management – 2015 to Present 
 

North Carolina State University Raleigh, North Carolina  
Animal Science – 1998 to 1999 

 
Creative Education, LLC  Gastonia, North Carolina  
  Courses Completed 

R-1 Basic Appraisal Principles 
R-2 Basic Appraisal Procedures 
R-3 Market Analysis/Highest & Best Use 
R-4 USPAP National Course 

 
REAL ESTATE ANALYSIS EXPERIENCE 
 
Fortenberry Lambert, Inc. Charlotte, North Carolina 
 Registered Trainee Appraiser 
 Commercial real estate consulting and appraisal. Provide commercial appraisal services, financial analyses, 

and highest and best use studies to commercial real estate owners, developers, financial institutions, and 
public agencies.  

 
Bryant & Rutledge, LLC Charlotte, North Carolina 
 Registered Trainee Appraiser 
 Commercial real estate consulting and appraisal. Provide commercial appraisal services, financial analyses, 

and highest and best use studies to commercial real estate owners, developers, financial institutions, and 
public agencies.  

 
PROFESSIONAL AFFILIATIONS 
North Carolina State Registered Trainee Real Estate Appraiser, License No. T5345 
Notary Public, North Carolina 
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QUALIFICATIONS 
 

Mark Thomas Lambert, MAI, AI-GRS 

Fortenberry Lambert, Inc. 
1213 West Morehead Street, 5th Floor, Charlotte, North Carolina  28208 

(704) 375-1032, Extension 706   Cell: (704) 650-6271   mark@fortenberrylambert.com  
 
 

REAL ESTATE APPRAISAL AND ANALYSIS EXPERIENCE 

 Fortenberry Lambert, Inc. Charlotte, North Carolina 
 Partner 

 Commercial real estate consulting and appraisal. Opened firm in January 2001. Provide real estate services to 
developers, property owners, and financial clients. Services include valuation, market/feasibility analysis. 
Specialist in multi-tenant lease-by-lease, and discounted cash flow analysis using Argus software. 

 
 Lambert Consulting Charlotte, North Carolina 
 Owner 

Commercial real estate consulting and appraisal. Provided real estate services to developer, property owner, 
and financial clients. Opened firm in 1996. 

 
 TB Harris, Jr., & Associates Charlotte, North Carolina 
 Vice President 

Provided appraisal services.  
 

 The Rouse Company Columbia, Maryland 
 Research Analyst 

Worked as an in-house consultant for three divisions:  Retail Development/Acquisitions, Office and 
Community Development, and Operating Properties. Responsibilities included locating and analyzing potential 
sites for retail and/or office developments and involvement in the management, operations, marketing and 
leasing for 15 regional malls and mixed-use developments within the Rouse portfolio. 

 
 The Hahn Company San Diego, California 
 Market Analyst Intern 

Market feasibility and site analysis for an 800,000-square-foot shopping center proposed to be developed at the 
University Place mixed-use complex in northeast Mecklenburg County, North Carolina. 

 
 Charlotte-Mecklenburg Planning Commission Charlotte, North Carolina 
 Intern 

Worked part-time while in graduate school researching demographic data and working on various district 
plans, small area plans, and special projects. 

 
EDUCATION 
 Texas A&M University, College Station, Texas 
 Bachelor of Science, Renewable Natural Resources 1985 
 University of North Carolina at Charlotte, Charlotte, North Carolina 

Post-Graduate, Department of Geography & Earth Sciences 
Location Analysis - Real Estate  
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Mark Thomas Lambert, MAI, AI-GRS 

Fortenberry Lambert, Inc. 
1213 West Morehead Street, 5th Floor, Charlotte, North Carolina  28208 

(704) 375-1032, Extension 706   Cell: (704) 650-6271   mark@fortenberrylambert.com  
 

 

APPRAISAL EDUCATION 
 The Appraisal Institute 
 Courses Completed 

1A-1 Real Estate Appraisal Principles 
1A-2 Basic Valuation Procedures 
1B-A Income Capitalization - Part A 
1B-B Income Capitalization - Part B 
550 Advanced Applications 
II 540 Report Writing and Valuation Analysis 
Standards of Professional Practice 
Review Theory 
Continuing Education Requirements - Current 

 
AFFILIATIONS AND ACTIVITIES 

The Appraisal Institute, MAI 
The Appraisal Institute, AI-GRS 
North Carolina State Certified General Real Estate Appraiser #A3572 
South Carolina State Certified General Real Estate Appraiser #CG3415 
Appraisal Institute Metrolina Chapter Advisory Board (Past) 
Building Owners and Managers Association 
Charlotte Region Realtor Association 
ClareHaven Neighborhood – past President 
Big Brothers Big Sisters of Greater Charlotte, past Big Brother 
Dowd YMCA ABLE Reading Literacy Volunteer 
Mecklenburg Aquatic Club (MAC) – past Board Member 
Stingray Aquatics – past Board Member 
USA Swimming/US Masters Swimming – Member 
North Carolina Special Olympics - Certified Swim Coach 
Cabarrus County Special Olympics –Swim Coach 
Certified Red Cross Lifeguard 
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Planning Department 
500 North Main Street, Suite 70 

Monroe, NC 28112 
T 704.283.3565 

unioncountync.gov 
 

Planning Staff Report - Rezoning Case # CZ-2025-008 
Staff Contact: Bjorn Hansen, Senior Planner 
 
 
     Summary of Request  
 
This case is requesting to rezone one parcel totaling 161.1 acres appearing on the tax map as tax parcel 
02-202-008 along Mills Harris Road from RA-200 CZ to RA-200 CZ with Amended Conditions. The 
rezoning will include the following conditions: 
 
1) Limited to approved site plan 
2) Uses limited to electrical substation  
3) Five-year vesting of development rights 
4) Development will meet all requirements of the Union County Unified Development Ordinance on 

the date of approval 
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   Owner/Applicant 
 
Owner:  Union County 
  500 North Main Street, Suite 70 
  Monroe, NC 28112 
 
Applicant: Union Electric Membership Corporation (Union Power) 
  1525 North Rocky River Road 
  Monroe, NC 28110 
 
 
 
     Property Information 
 
Location: On the east side of Mills Harris Road north of Monroe Ansonville Road. Location more 
specifically described as tax parcel 02-202-008. 
 

 
                          
 

 

 

 

 

 

 

 

 

 

 

 

 

Site North of Site 

South of Site 
Opposite Site  

205



 

 unioncountync.gov 

Municipal Proximity: The site is slightly more than one mile miles from the Town of Wingate.   

Existing Land Use and Development Status: The parcel is currently zoned RA-200 with Conditions. The 
property is used by the Union County Sheriff’s Department as a training facility. The site has not yet 
been fully developed based on the approved rezoning site plan.  
 

 
 
Environmental Features: There is a stream and floodplain in the central part of the overall parcel, but 
there is none specifically where the electrical facility will be located.   
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Utilities: Public water and sewer are not available to the site. The proposed use will not require utility 
service.   
 
Zoning and Land Use History: The parcel site was rezoned to RA-200 with conditions in 2018 to develop  
the Sheriff’s Department training facility.  A special use permit on the same site was denied in 2006. 
There have been no other zoning actions in the immediate vicinity of the proposed rezoning.  
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Schools: Because this rezoning request is commercial in nature, UCPS was not consulted for comments.  
 
Transportation: This parcel is on Mills Harris Road, which is a NCDOT-maintained facility. The proposed 
use would not have access from Mills Harris Road, however. The use would have access from a private 
easement onto Ansonville Road, which carries approximately 1,500 vehicles per day. The proposed use 
would have a very low traffic impact, mainly to service the equipment on site as needed. There are no 
funded road improvement projects in the immediate vicinity of the rezoning. A traffic Impact Analysis 
was not required for this rezoning.  
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     Planning Documents 
 
Union County Comprehensive Plan: The Union County 2050 comprehensive plan identifies this area as a 
Rural Residential area. The uses proposed under RA-200 zoning require a special use permit, which can 
be incorporated into the rezoning. The applicant has stated in their application, submitted 
documentation or staff have concluded through a site plan review that it meets the five findings of fact 
necessary for a special use permit: 
 
1. The proposed use and development comply with all regulations and standards generally 

applicable within the zoning district and specifically applicable to the particular type of special 
use. 

2. The proposed development will not materially endanger the public health or safety. 
3. The proposed development will not substantially injure the value of abutting property, or is a 

public necessity. 
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4. The proposed development will be in harmony with the area in which it is located. 
5. The proposed development will be in general conformity with the comprehensive plan. 
 

 
 
 
    Public and Municipal Comments 
 
Public Comments: A community meeting was held August 27, 2025. Four members of the public 
attended. They did not oppose the proposed use but had questions about gating the private drive to the 
facility and additional uses that could be placed on the property. No changes were made as a result of 
the meeting.  
 
Municipal Comments: Wingate was not consulted for comments due to the distance to the town limits.  
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 Staff Comments and Recommendation 

 Land Use Board Recommendation  

 
 
 
 
 
The Land Use Board is scheduled to review this proposed development at its September 16, 2025, 
meeting.  
 
 
 
 
This part of Union County is identified for rural residential and agricultural land uses. The land use map 
does not specifically identify where electrical substations should be located, which is the reason for the 
Special Use Permit process. The applicant has demonstrated that the proposal meets the required 
findings of fact for approval in the RA-200 zoning district. Because of these aspects of the development, 
staff recommend approval of this rezoning application.   
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